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Abstract
This thesis is concerned with the processes of commodification and commodity status under
contemporary political economic conditions. The overall goal is to theorise commodification
as a distinct dimension of new urban developments and to explore the geographical basis of
the spatial and social issues that emerge from the commodity status of master planned estates
(MPEs), which is the dominant form of housing provision in new suburban locations. The aim
is to develop a theoretical framework especially applicable to contested commodities, where
there is ambiguity between commodity status and other shared social meanings. Commodities
are fluid entities that can be produced for exchange and also derived from social meanings. A
basic commodity circuit model is developed by establishing the connection between capital,
society and meaning, and applied to case studies of two MPEs, Murrays Beach and Sanctuary,
in the Lower Hunter region of New South Wales, Australia. The basic model provided
preliminary insights into the commodity status of MPEs in relation to labour powers,
production as value adding change, the driving motivations and the two-way relationship
between production and consumption. However as the basic model does not have sufficient
theoretical rigour to fully explain the processes that enacted Murrays Beach or Sanctuary, the
advanced commodity circuit model was developed. The advanced model proposes four phase
cycles: Pre-production accounts for the process of commodification by establishing the
fundamental basis of why the land should be developed for a particular use. Discursive
production largely involves discursive labour processes that show how land can be developed,
and locks in a particular conceived space as socially meaningful.  Material production involves
the actual physical transformation through socially accepted mechanisms for ensuring that the
commodity actually exists and performs to expectations.  The patterns of consumption are
scripted into the MPE through building design codes and community building activities to
support the developer’s vision. While the consumer-residents were mostly willing participants
who supported the vision and commodity status, the developer gradually altered the script.
Overall, the advanced model shows how land development is both a linear process of
emergence and a circuitous process associated with flows of finance, meaning and value.
Recommendations are made for future applications of the advanced commodity circuit model
in relation to MPEs and other commodities.
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Chapter 1 Introduction: Commodification,
Commodity Existence and Urban
Space
1.0 Introduction
This thesis is concerned with the process of commodification and commodity status under
contemporary political economic conditions. Commodities and commodification need to be
understood in the context of the evolutionary process of an emerging market economy and
capitalist relations. This story begins over two hundred years ago in the late eighteenth century
in England and parts of Europe. With the advent of an unprecedented relation between
economy and society the market economy and capitalism emerged, not only as a means of
economic production and distribution, but as the fundamental basis of social organisation. The
origins of this market began with the breakdown of the feudal system, under which access to
common land for subsistence was sanctioned by law and customs (Spies-Butcher et al. 2012).
From the sixteenth century through to the eighteenth century the process of enclosing land for
private use gained momentum. Initially land enclosure was considered important as it resulted
in greater agricultural productivity, however later it was even more important to
industrialisation to allow for exclusive use of land (Spies-Butcher et al. 2012). In effect a
system had been established where land could be treated as a commodity through the spatial
practice of enclosure.
This market economy is based on all production organised for sale in self-regulating markets
governed by the forces of supply and demand (Fraser, 2014). A market society is one in which
the means of social organisation and practices (including morals, ethics and politics) follow the
logic of market relations (Fraser, 2014). Capitalism is an economic system where the means of
production are controlled by private owners, to realise and then trade off the surplus value.
With the emergence of a market economy, market society and capitalism, there is also the need
to treat those fundamental aspects of production, such as land, labour and money, as
commodities, rather than the means of production and exchange. In other words, new types of
commodities emerge from this relationship, which once produced then start to transform social
2life and economic activity into greater reliance on the market to fulfil the satisfaction of many
needs.
In more recent decades an advanced form of capitalism has emerged in which the private
ownership of capital and means of production, and labour power, has become accepted by
Australian society as the way an economic system should work. At the same time, markets
have expanded further into many aspects of society to the extent that they are present in “our
spaces, buildings, cities, activities and lives” (Miles. 2010, p 9, following Sze Tsung Leong,
2001a, p 129) and “shape our surroundings and ultimately ourselves” (Miles. 2010, p 9). In
essence we (Australian society) are a market society, enmeshed within a market economy based
on capitalist relations that are both supported and fettered by political and legislative
involvement.  A dominant political discourse has emerged where not only are the production
and distribution of goods and services determined by the market, but many social and
environmental problems are seen as being appropriately resolved through the market system.
1.2 Commodification and Commodities
Central to markets are commodities, which at an abstract level are objects or performances1
upon which particular socially inflected meanings are bestowed, and which have a use value
and an exchange value (Bridge and Smith, 2003). Although certain objects are especially
understood as commodities (eg coal, food and building materials), performances (eg activities,
actions, services) can also be commodities. In a capitalist system there is a need for surplus
value, realised in monetary form, to be reinvested into the production of new commodities.
Hence there is a tendency towards bringing other objects and performances into the capitalist
sphere of logic and operation of the market through their commodification. In recent decades
the commodification has been extended to include new objects and performances such as
ecosystem services, wildlife and housing. There may also be processes that build in fictive
aspects to enhance the status of existing commodities such as locally produced foods on native
grasses (Morris and Kirwan, 2010). Radin (1996) refers to these as “contested commodities”
because while they can be bought and sold in conditions of market competition, there is
ambiguity and controversy about their actual commodity status.
1 Throughout the thesis commodities will be referred to generally as objects and performances.
3There are many ways in which a society can treat an object or performance as if it was a
commodity (Schaniel and Neale, 1999). Some objects fit the preconceived ideas of a
commodity better than others and distinctions have been made between real, fictitious and
quasi commodities (Schaniel and Neale, 1999; Jessop, 2007). Thus commodification is the
process of creating the idea that an object or performance has the qualities of a commodity (ie
it has value and can be bought/sold in a market). Thus part of commodification involves
convincing others of this value and creating the framework through which the moments of
production, exchange and consumption can be fulfilled. At the same time processes must be
established that create relatively semi-permanent and stable entities upon which capitalist
relations can function.   The conditions that must exist for commodification to occur include
the ability to: privatise, alienate, individuate, abstract, value and displace (derived from
Castree, 2003). I have framed these in a way that facilitates a processual way of thinking about
the different aspects of commodification.
In undertaking research about commodities and commodification it is important to be clear
about the purpose. Commodity research has tended to be oriented toward a project of
uncovering the story of the commodity’s existence and exposing the uneven relations between
production and consumption, reconnecting consumers with production and more recently
understanding tensions and contradictions of new types of commodities (eg life, ecosystem
services).  The research agenda has focussed on commodification as a problem in terms of
being anti-nature, creating inequality and being a cause of uneven geographical development
without precision as to why it is a problem (Castree, 2004). However there is a need to look at
where capitalism emerged and how it has evolved to produce current market society/market
economies. Focusing on particular types of commodities can help to understand this process
and its implications.
There have been a range of approaches to commodity research which have used metaphors of
commodity chains, production networks, commodity stories and commodity circuits. All
approaches in a broad sense acknowledge that commodities as objects or performances, once
produced, alter geographical space, and in turn geographical space changes these objects or
performances.
41.3 Space as Commodity
Space is a multifaceted aspect of geographical enquiry. There are many different
interpretations, including absolute space, relational space, geographical space and conceptual
space. The notion of relational space follows the idea that space only exists because of objects
and their relations to other objects, as well as the processes that make up these relations. Under
this theoretical framework everything is in motion, governed by interacting processes including
processes of matter, processes of people, processes of capital, and flows of knowledge. Yet at
the same time these processes coalesce to create varying degrees of permanence. This
permanence has been conceptualised as phase-space where particular spatial ‘temporary
permanences’ emerge as new processes which are superimposed over existing relationships
and activities (Jones, 2009). Thus geographical space can be interpreted as an emerging
commodity in a market economy and under capitalism through successive rounds of
accumulation.  This is because of the way labour processes work to draw out the inherent spatial
properties, spatial relations and geographical space, thereby creating value (Smith,
1990[1984]). Through this process previously isolated places such as the urban fringe become
more valuable for development.
Market society-capitalist relations within advanced capitalism create a heightened sense of the
exchange value potential of urban space. The city (which is a particular form of urban space)
is not an actual place but a historical way of interpreting place (Miles, 2010, following Donald,
1996). With reference to the work of Smith (1990[1984]) I would argue that it is also the
product of a spatiality (the way space is constructed from a range of socio-spatial relations).
The contemporary city is the “product of the market system” (Miles, 2010, p 24) and in this
sense it is a commodity. Urban space is an abstract concept and as such does not have a border.
It needs to be somehow enclosed and somebody needs to have “ownership” so that parts of
urban space can be bought and sold. Thus urban space can be interpreted as a commodity in
the sense that it is socially useful and therefore has value. However urban space might be more
appropriately interpreted as a complex commodity because it comprises multiple real,
fictitious, quasi and experience commodities, and non-commodities that function to create
something that has both a use value and, for some components, an exchange value. The process
of urbanisation itself is one mode through which space is brought into the realm of commodity
existence as it brings the elements of production and consumption into greater spatial
proximity, and thereby potentially improves capital circulation. Although urban spaces may
5create impediments for the circulation of capital, as well as social and environmental problems,
within a market economy such challenges are generally considered to be best resolved by the
market system. This is increasingly the case in relation to the provision of housing in cities
such as Sydney. Yet the treatment of urban space as a commodity can be problematic, because
it can create spatially uneven development with the essential elements of urban life becoming
inaccessible to people with limited financial resources.
1.4 Master Planned Estates
Housing stress has risen significantly in Sydney and other major urban areas in Australia in
recent years. This has brought to the forefront debates between housing as a social good
(Rowley and Ong, 2012) or housing as a source and store of wealth (Aalbers and Christophers,
2014). Yet housing has a multifunctional role in Australia’s political economy in terms of the
circulation of capital, the social relations of capital and the ideology of capital (Aalbers and
Christophers, 2014), and as such there is not only tension between these different roles, but
policy confusion about what should be achieved.
To address the housing affordability problem, successive New South Wales governments have
responded by encouraging the provision of large housing estates. Master planned estates
(MPEs) are an example of a particular type of urban residential space designed for the provision
of housing.  They have emerged in the last 25 years in Australia and elsewhere (Kenna and
Stevenson, 2010). Although MPEs cover a broad spectrum of housing development types,
variably referred to as gated communities, new towns, common interest developments or
master planned communities (MPCs), MPEs have been difficult to define (McGuirk and
Dowling, 2007). In Australia they have been broadly defined as “large scale integrated housing
developments produced by single development entities that include the provision of physical
and social infrastructure, and predominantly located on the growth frontier or city fringe”
(McGuirk and Dowling, 2007, p 22). MPEs are “distinguished from more piecemeal fringe
development by being a definable ‘unit’ of development” (Hurley, 2011, p 6). Master planning
has become the dominant model for the delivery of large scale housing development projects
(Warr and Robson, 2013).. MPEs are also contested commodities because they are integrated
developments, that is the commodity status exists as the whole development. People do not just
purchase the house and land, but also the lifestyle and the expectation they will be in a well
6maintained and high quality living environment. Yet MPEs are also places for living, individual
expression and social reproduction.
1.5 Thesis Aims
The overall aim of this thesis is to theorise commodification as a distinct dimension of new
urban developments and to explore the geographical basis of the contradictions that emerge
from the commodity status of MPEs. This theoretical understanding will be used to address the
following:
• An identification of the defining characteristics of a commodity, particularly with
regard to contested commodities such as water, wildlife, ecosystem services and
enhanced value commodities, and an establishment of the comparable characteristics
of MPEs.
• The development of a commodity circuit model that can be used to gain understanding
of the process of commodification and commodity status for these types of
commodities.
• An application of the commodity circuit model to MPEs.
• An evaluation of the usefulness of the commodity circuit model in enhancing the
understanding of commodification and commodity status in advanced capitalist
societies
1.6 Thesis Structure
This thesis has eight chapters structured around the overall modern urban political economy
narrative which provides a guiding framework for the research.
Chapters 2 and 3 comprise the literature review. Chapter 2 first explores the different
conceptualisations of commodities and the different approaches to commodity research, then
focusses on the treatment of urban space as a commodity in the literature. Following this, a
basic commodity circuit model is developed by conjoining the production circuit and the
circuits of industrial capital with the circuits of social reproduction, materiality and nature.
Chapter 3 reviews the range of literature on the social production of space, the concept of urban
planning, and MPEs. Specific reference is given to understanding the undercurrents that give
7focus to concepts of lifestyle, nature, community, privatisation, privatism and social distinction
in the different types of MPEs.
Chapter 4 presents the various research methods employed, with justifications about the choice
of such methods, an explanation of how the methods relate to each other, and details about how
the methods were applied and any issues associated with the research design and conduct.
Chapters 5 and 6 provide detailed case studies of Murrays Beach and Sanctuary, presenting
results derived from using the broad methodological framework set up in Chapter 4.
Chapter 7 provides an analysis of the case studies in relation to the basic commodity circuit. In
particular it considers the way meaning and value are created, providing insights into the
dynamic relationships between developers, residents and third parties, and providing
perspectives on the inconsistencies between the visions of the developer and the lived
experienced of the residents. This is organised around the key moments in the “lives” of
commodities being production, exchange and consumption. It then explores the limitations of
the model and proposes a revised commodity circuit model that better reflects the processes
associated with MPEs, as well as having potential applications for other complex commodities.
Chapter 8 concludes by conceptualising MPEs as commodities, positioning these
developments within a frame of reference, and presenting implications for use of this work in
future research.
8Chapter 2: The Commodity Circuits
Framework
2.0 Introduction
One of the defining characteristics of contemporary society is the way objects and
performances are increasingly reframed in commodity terms (Bridge and Smith, 2003; Collard
and Dempsey, 2013). While there has been considerable focus on distinct commodity objects
such as food and clothing, there has been only a rudimentary focus on the new types of
commodities from a specific commodity perspective, especially where there are varied
interpretations between commodity status and non-commodity status.  This is the case for the
particular type of urban space considered in this thesis. The purposes of this chapter are; to
explore the different conceptualisations of commodities, to explore the different approaches to
understanding commodity, to explore the concept of the commodity circuit and how it has been
used, and to theoretically develop a basic commodity circuit model to explain commodification
and commodity status in MPEs.
2.1 Conceptualisations of Commodities
2.1.1 What are Commodities?
Commodities  have been defined in various ways as: “any good or service produced for sale
rather than for personal consumption” (Stilwell, 2008, p ix), goods or services produced in a
labour process for exchange in a competitive market (Jessop, 2007), objects or attributes that
are consumed (Galster, 2001), objects that can be legally and physically separated from those
who own or produce them (Radin, 1996), objects that are “bought and sold with money” (Page,
2005, p 295) and “objects that are produced for exchange, upon which various social meanings
are bestowed…” (Bridge and Smith, 2003, p 258). The common elements among these
definitions are that commodities have to be produced for the purpose of being sold, and refer
to tangible objects or services. However the last definition makes the critical point about the
connection with the social world. The authors of this article go on to say how it provides a
“unique window on the co-construction of the ‘economic’ and the ‘cultural’ (Bridge and Smith,
2003, p 258).
9Commodities may also be understood in relation to those objects and performances that are not
commodities. In other words it is important to establish what conditions might exist for an
object or performance to have a non-commodity status. Drawing on both Marx and Polanyi,
Jessop (2015) identifies non-commodities as land (nature), labour-power and money which
comprise raw material, human creativity and natural tokens of exchange, because their
existence does not depend on production and sale under market competition. Thus it is the
absence of an actual physical production process that means their existence is open to a broader
range of interpretations. However this reading of non-commodities does not account for their
fluid nature (Smith and Bridge, 2003) where the status of an object or performance can change
from time-to-time, or according to individual perceptions.
Anything can be treated as if it was a commodity (Schaniel and Neale, 1999) and capitalist
processes seek to create their own ‘efficiencies’ by attempting where possible to (re)interpret
objects and performances into forms that can be bought and sold in the market (Jessop, 2007).
Distinctions have been made between the way objects and performances function as
commodities. There are simple commodities and capitalist commodities. A simple commodity
is a “product that is offered for sale – perhaps with only surplus beyond the immediate needs
of the producers” (Jessop, 2015, p 23). The notion of a simple commodity is based on a
relatively simple exchange arrangement between producers and consumers. A capitalist
commodity, according to Jessop (2015), is an object or performance “produced in a labour
process that is subject to capitalist competition” (p 23). The capitalist commodity creates the
imperative to compete “to reduce the socially necessary labour-time involved in its [the
commodity’s] production and the socially necessary turnover time involved in realising the
surplus value that it embodies” (Jessop, 2015, p 23). Overall the notion of the capitalist
commodity creates rapport between the organisation of production and the nature of the
commodity.  This concept is particularly applicable to my focus on MPEs and how they reflect
capitalist relations.
2.1.2 Types of Commodities
There are further distinctions within the conceptualisation of the capitalist commodity, with
different commodity types identified as real commodities and fictitious commodities.
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2.1.2.1 Real Commodities
There is nothing intrinsic to any object or performance that gives it a commodity status.
However some objects and performances are ‘real’ commodities (or ‘full’ commodities) in the
sense that they are more easily understood in terms of the Marxist interpretation where things
become commodities when they are (1) produced, (2) in factory-like circumstances, (3) for sale
in a market subject to competition (Schaniel and Neale, 1999; Jessop, 2007; Jessop, 2015).
Without these processes the commodity would not exist. While these are the most commonly
known types of commodities because there is an established historical pattern of use (eg cars)
or a use is almost immediately identified once it comes into existence because it has grown out
of other commodities (eg iPhones), it does not limit them to being the only commodities.
2.1.2.2 Fictitious Commodities
Fictitious commodities, as explained by Polanyi (1944), are objects or performances that are
treated as if they were commodities because they can be bought and sold, although they were
not produced in order to be sold.  Rather, they existed prior to acquiring an exchange value or
they are produced as a use value before being appropriated and offered for sale and they are
not created in a profit oriented labour process. Isolating fictitious commodities is useful
because they highlight the tendency of capitalist processes to seek out new things to commodify
and bring into the realm of the capitalist system to create fully self-regulating markets (Schaniel
and Neale, 1999). Using this definition, Polanyi applied the concept to three key inputs of
production and exchange, namely land, labour and money, which are critical elements to
support the market, but also have values that are beyond the market and extend into society.
More recently the concept of the fictitious commodity has been extended to include not only
land, but other aspects of nature, including life, ecosystem services (Brockington, 2011;
Collard and Dempsey, 2013; Rossi, 2013) and the absence of pollution (Bumpus, 2011;
Descheneau, 2012). In relation to carbon credits value is based on the acceptability that actual
reductions in carbon emissions are being achieved. The production of the fictitious commodity
occurs, but in a discursive way by the state introducing a system of scarcity through a cap on
the issue of carbon credits (Descheneau, 2012). While this work primarily critiques market-
based approaches to environmental degradation, it provides insights into the way fictions are
created to give credibility to the existence of a commodity. Yet many objects and performances
that are taken to be ‘real’ commodities are also supported or given added value through
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commodity fictions.  Overton and Murray (2016) discuss how the wine industry and other agro-
commodities, makes use of ‘fictive place’, to create consumer notions of value, quality and
uniqueness. In other words the value that is embodied within the commodity is derived from
an association with a place (including the environment, with humans, their histories, cultural
practices and values). It is this aspect of commodity fiction that provides a starting point for
my analysis of how things that exist in the perceptions of people, such as community, lifestyle
and experiences, are packaged and incorporated in to the overall commodity of a MPE.
The extension of the market through fictitious commodification to all inputs of production was
considered by Polanyi to be ultimately detrimental to social reproduction, ecological processes
and financial systems (Polanyi, 1944). Polanyi was concerned with the process creating a
“double” movement where the market encroaches into all aspects of society and nature, while
other forces maintain that certain factors of production should not be treated as commodities
(Polanyi, 1944). For example, market driven provision of housing makes communities more
vulnerable to adverse economic conditions (Rossi, 2013). The market allocation of ecosystem
services renders essential life supporting processes subservient to the interests of capital
accumulation (Collard and Dempsey, 2013). Hence the notion of the double movement pre-
supposes a struggle to prevent such situations (where all societal transactions are defined by
unregulated markets) because they would be harmful to society and nature, and the economy
and society of a market economy.
More recently the relevance of Polanyi’s concept of fictitious commodities has been brought
into question.  Not having been produced for sale is akin to saying an object or performance
was not meant to be a commodity, and therefore treating it as such will have deleterious effect
(Fraser, 2014). However such a reading ignores the “emancipatory effects, by dissolving modes
of domination external to the market and creating the basis for new, more inclusive and
egalitarian solidarities” (Fraser, 2014, p 547). A more structural interpretation of fictitious
commodities posits that certain structures need to exist to support the operation of markets.
Thus the focus should be on the sustainability of treating a particular object or performance as
a commodity, by understanding its effects on social reproductive systems, ecological systems
and economic systems. This is important in this thesis in considering how an MPE operates as
a commodity within social reproduction systems, ecological processes or the economic
conditions that made its existence possible. Christophers (2016) goes further to suggest that
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land must be considered “comparatively, alongside and in relation to other commodities, and
alongside and in relation to other markets” (p 145). While Christophers (2016) argues we
should renounce the fictitious/real dichotomy (in relation to both commodities and capital), he
acknowledges that “commoditisation of land is not entirely free of fictions” (p 146). The
concept of ‘commodity fictions’ is relevant because the focus turns to those aspects of a
commodity which are discursively constructed in order to extract premiums at the moment of
exchange in the circuit of capital.
2.1.3 The Basis of the ‘New’ Commodities
The ‘new’ commodities comprise elements of real commodities and fictitious commodities
however they may also have the characteristics of composite and complex commodities.
2.1.3.1 Composite commodities
As previously mentioned, experience commodities are staged around other material elements,
including other commodities. In this regard it is possible for a commodity to be made up of
many other commodities. The notion of a composite commodity, originally based on an
economic theorem by Hicks (1939), refers to a range of separate commodities held together
such that they can be treated as one commodity. Furthermore the relative prices of the
constituent commodities do not vary and can thus be treated as one commodity (Hicks, 1939).
Urban developments such as new suburbs can be considered as composite commodities which
are the outcome of spatial elements such as transport routes, water and sewer services, parks
and playgrounds and buildings that all work together to produce an overall use-value (Smith,
1990[1984]). Thus it is possible for a range of spatially embedded materials and discourses to
exist together either as one commodity or such so as to be treated as if it were a commodity.
2.1.3.2 The Complex Commodity
The concept of the complex commodity acknowledges that urban space consists of many
different commodities and non-commodities which are held together in part by spatially based
unifying features. Lancaster (1966) originally formulated the notion of the complex commodity
as being a grouping of simpler, and sometimes abstract, commodities, with the combined
characteristics providing meaning and value. Although the concept was used by Galster (2001)
to demonstrate how a neighbourhood is a complex commodity made up of a range of spatially
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based attributes, it has remained relatively underdeveloped. Nevertheless it offers potential in
relation to exploring the processes of commodification of land and urban space as commodity
in actually emerging MPEs, because it gives focus to the constituent components.
2.2 Approaches to Understanding Commodities
There are a number of conceptual metaphors that have been developed in order to better
understand commodities. These metaphors are variably referred to as chains, networks, and
circuits in relation to the behaviour of commodities. Such terminology implies a mobility of
something, often using the word “global” to deflect state centric economic understandings and
bring to the forefront the globalised scales at which the production, consumption and exchange
of commodities occur (Jackson et al., 2006; Dicken, 2007).
The commodity chain concept describes the sequence of events that involves obtaining raw
materials, manufacturing, distribution and consumption, plus the way economic agents are
linked (Hopkins and Wallerstein 1986, p 156). It has been widely applied in economic
geography as a framework for exploring the way consumers are connected to producers and
governance structures, and to unveil the hidden qualities of the commodity, as well as looking
at how developing countries are integrated into the global economy (Hasseler, 2009). The
strengths of the commodity chain concept are in its edge in mobilising different political
interests (Jackson et al. 2006), and in exposing “actually occurring globalisation” (Neilson and
Pritchard, 2009, p 29).
More recent work recognises the potential of commodity chains to provide an in-depth
perspective. Commodity chains are embedded within larger networks of economic agents, and
other intersecting networks (Hasseler, 2009; Coe, 2011), providing scope for understanding the
extent to which economic actors are influenced by the institutional and regulatory framework
of the locational setting of transactions (Hasseler, 2009). Recent mobilisations of the
commodity chain concept have focussed on the processes of inclusion and exclusion where
actors become disconnected and expelled from commodity chains (Bair and Werner, 2011;
Bowen and Gayton, 2012), the role of indirect social relations in value creation (Starosta,
2010), and the way different elements function as active agents in shaping the chain’s structure
and geographical organisation (Rainnie et al., 2011). Some uses also involve understanding
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how knowledge might be transferred within the chain. Sims (2010) traces shifts in the
discursive and material understandings of the “local” that take place throughout the tourist food
chain. Oro and Pritchard (2011) seek to overcome the descriptive “snapshot” criticism by
considering how the chain consists of feedback loops which are given shape by the institutional
environments and path dependence. These works, rather than trying to understand the whole
commodity chain, give focus to the micro processes that are going on at different nodes and
how they affect other parts of the chain or spaces/places not directly within the chain.
Despite its strengths, the commodity chains concept has been criticised as being too descriptive
and lacking adequate empirical rigour (Sunley, 2008; Oro and Pritchard, 2011), failing to
provide an explanation of what it sets out to investigate (Starosta, 2010), being too focussed on
the nation-state scale at the expense of sub-national processes (Hasseler, 2009) and having an
empirical scope that gives limited attention to services as the commodity (Brown, et al., 2010).
Furthermore, in reflecting on the recent works, the commodity chain framework gives focus to
certain underlying processes that create the chain, yet still focuses on a singular object as a real
commodity, rather than those with a more tenuous commodity status or on complex
commodities.
The global production network (GPN) approach aims to “reveal the multi-scalar characteristics
of transnational production systems through intersecting notions of power, value and
embeddedness” (Coe et al., 2008, p 267). While there are similarities between commodity
chains and GPNs, Coe (2011) identifies a number of distinctions related to consideration of
extra firm networks, consideration of a range of spatial scales, focus on production as a
networked process, the complexity of governance characteristics and the potential to reveal the
developmental impacts that result for the firms and territories that they interconnect. The GPN
approach has been deployed to explore a number of aspects of commodity production,
including: the way such networks are  embedded in multiple territorialities and the way its
multinational character influences the balance of power within the network (Bridge, 2008); the
strategic coupling between local actors and their counterparts in the global economy to
facilitate regional development (MacKinnon, 2012); and the economic and social upgrading of
actors within the network (Barrientos, et al., 2011). Of particular relevance are the works of
Hudson (2005, 2008), argues that GPNs, incorporating the nodes, sites and spaces of
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production, are inseparable from cultural political economy which is constituted by political,
semiotic and material systems.
In relation to my exploration of MPEs as commodities there are four important limitations of
the GPN approach. First, GPNs have not explored the role of consumption, which is
particularly relevant to new urban developments because they involve creating spaces that
allow for multiple forms of consumption. Second, the focus has been on the global networks
that are involved in production and how these shape the world economy. While GPNs recognise
that production is territorially embedded, the focus has been on how this embeddedness affects
the network or how the network has impacts at local scales (national, sub-national and
regional), but it gives limited consideration to how local networks remain highly relevant,
partly because of the connection to global networks. Third, with the focus on networks there is
a tendency for the actual commodity and the story of the commodity to be rendered less
relevant. It is necessary to remain in touch with the notion that once produced, the commodity
form has an agency and its existence creates new networks and reverberates back through the
network that produced it. Fourth, and related to the above, it does not go far enough to explain
the processes that keep the commodity “alive”, which is particularly relevant to the experience
commodities (eg Pine and Gilmore, 1999) that do not have a physical form.
2.3 The Commodity Circuit Concept
Section 2.2 discussed the range of conceptual metaphors, chains, networks and circuits, which
have been used to provide insights into the social relations of commodities. In this section I
provide greater detail specifically into how the commodity circuit concept has been applied,
before proceeding to develop a basic commodity circuit model. The commodity circuit concept
combines political economy and post-structuralism (Leslie and Reimer, 1999) and draws upon
a number of works from the mid to late 1990s which introduced the notion of commodities
within a nonlinear circuit (Cook and Crang, 1996a; Crang, 1996; Cook et al., 1997; Jackson
2002; Crang et al., 2003). The concept of the ‘circuit’ has its underpinnings in cultural and
media studies, to focus on the way flows of value and information are constructed and
reconstructed through interrelations between “actors involved in the production, circulation
and consumption” (Cook and Crang, 1996, p 141) of meanings. The commodity circuit
metaphor suggests there is a two-way interrelationship between producers and consumers in
16
the sense that the latter will use the resources available, while in turn producers seek to direct
the intended uses of a commodity. The commodity circuit concept therefore has the potential
to provide insights into more contextual understandings of the meanings attached to
commodities at different times, places and phases of circulation. Furthermore given that a
commodity is a phase in the life of some things, the commodity circuit approach “recognises
the value in distinguishing between commodities themselves and the processes of
commodification and commoditization” (Crang, et al., 2003, p 448).
The commodity circuit utilises lateral analyses as opposed to vertical analyses of the previously
mentioned commodity chains. Lateral analyses “emphases how relationships between
commodities are forged in distinct places…” (Leslie and Reimer, 1999, p 407) through material
and social practices, and discursive constructs based on particular themes or at individual sites
of production, consumption and exchange. Concepts such as displacement, entanglement and
juxtaposition become particularly relevant in relation to commodity cultures (Jackson, 2002).
Displacement is concerned with how the meanings of commodities are reworked across the
commodity system (Cook and Crang, 1996). Here the concept of displacement is somewhat
different to Castree’s (2003) precondition for commodification, it refers to how the knowledges
of commodity production are distorted and altered by producers to affect their consumption (to
be discussed in Section 2.4). Juxtaposition is concerned with the way different actors and
entities that are not normally compatible function together in the commodity system. Crang
(1996) identifies juxtaposition as the “key aesthetic device” (p60). The juxtaposition of
imagery and stories by the producer loads the consumption process, in the face of potential
alternative imageries and stories. Entanglement is the way actors and entities within the
commodity system get caught up in the flows and discursive representations. Thus, as the
theory of commodities is largely derived from real commodities such as food and clothing,
approaches need to be used that are sensitive to the workings of new types of commodities such
as urban space.
A number of recent works, while not explicitly drawing on a commodity circuit approach,
reflect more lateral approaches (Bridge and Smith, 2003), providing nuanced and in-depth
analysis of particular objects and performances, and what happens in their commodity
existence. Some authors have focused on how consumer knowledge influences consumption.
Page (2005) considers how the commodification of water was not objectionable per say, but
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rather the consumer’s willingness to pay for water is related to their knowledge of the
production process. Thus the relationship between the producer and consumer is more than
purely economic (Page, 2005). Other authors have considered how the commodity can be
understood as the alignment of different space-time trajectories (Atkins, 2007). Of particular
relevance, some works have provided key insights into how space is treated like a commodity
when linked with other commodities (Kebir and Crevoisier, 2008; Overton, 2010). Other work
has given consideration to the tensions between commodity and non-commodity
interpretations. McManus et al (2013) analyse the spaces and cultures that are produced
through human-animal relationships associated with the thoroughbred horse, which is
conceptualised as both an animal with particular needs and “commodities with anticipated
earning power” (p 20). This work highlights the duality of things as commodities and non-
commodities. These latter examples have synergies with the current research as they explore
the way objects and performances can be simultaneously non-commodities and commodities.
The commodity circuit approach is posited as a means of bringing understanding to a complex
system by providing a framework for exploring the interrelations. Crang et al. (2003) argue
that the commodity circuit approach is “helpful to understand the complexity of commodities
which can be understood as complex, mutable, and mobile sets of social relations, cultural
identity and economic power” (p 447). The commodity circuit approach also recognises that a
commodity is defined by social relations and is therefore a “phase in the life of a thing” (Crang
et al. 2003, p 448, following Appadurai, 1986, p 17). They use an analysis of commodity culture
to advance understandings of transnationality by exploring flows, actors (producers,
wholesalers, retailers, consumers and cultural intermediaries), places and imaginaries in
relation to food and fashion commodities between Britain and Asia.
Morris and Kirwan (2010) adopt a commodity circuits approach to explore the processes where
producers attempt to reconnect consumers with food commodities. The paper focuses on the
flows of meaning within the commodity circuit and how these are developed by drawing on
culturally derived geographical knowledges of producers and consumers to differentiate local
food products and create new meanings through association with freshness, being sustainable,
better quality and more appropriate for special occasions. Morris and Kirwan (2010) focus on
that part of the circuit that leads to the creation of additional value and the feedback loop of the
consumer response.
18
The explicit use of the commodity circuit concept is less common compared to commodity
chains or production networks, however it has been used to explore the relationship between
society/nature, knowledge, meaning and value in commodity production and consumption.
This production and consumption needs to be understood as a geographically constituted
process. The basis of this process is the way knowledge is socially constructed and incorporated
as part of the commodity circuit. Thus Crang (1996) and Morris and Kirwan (2010, following
Crang, 1996), construct four kinds of geographical knowledges used by producers in their
promotional activities. First, are the “sweeping geographical images which link product to
emotion to sensation” (Crang, 1996, p 53) through which landscapes and places are used to
create positive associations for consumer (Morris and Kirwan, 2010). Second are “realist
knowledges” (Crang, 1996, p 54), which are the knowledge of the way the realities of
commodity production are used through “tightly contextualised accounts of their cultural
biographies” (Morris and Kirwan, 2010, p 133). Third are the “discursive associations” (Crang,
1996, p 54) that establish links between the commodity and the wider issues and debates in
society (Morris and Kirwan, 2010). Fourth are the knowledges about the “appropriate settings
for the use” (Crang, 1996, p 54) of the commodity, where the producer imprints their
understanding of how and where it should be consumed. Morris and Kirwan (2010) create a
new category of “geo-historical knowledge which “incorporates stories about specific places,
people, animals and nature that provides a clear context for the products involved…” (p 134).
The work of Crang (1996) and Morris and Kirwan (2010) provides a useful starting point as it
gives focus to the knowledges that underpin the meanings and value attached to objects and
performances. Through the development of the commodity circuit model we may focus on the
importance of other components that create meaning and value – such as social practices and
human needs and satisfiers.
The commodity circuits approach has potential to offer insights into the dynamics of those
objects or performances that are not always easily identifiable as the real commodities. Collard
and Dempsey (2013) refer to commodity circuits in relation to ‘lively’ commodities of the
exotic pet trade and ecosystem service carbon markets.  Although they do not explicitly develop
the commodity circuit model, they apply the concepts of “encounterability”, “reproduction”
and “coproduction” to acknowledge the “constant interplay between lively biological energies
and characteristics and the formative, generative, forces of commodification and capital”
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(Collard and Dempsey, 2013, p 2685). Although this work focuses on “lively commodities”
there are some fundamental aspects that can be applied to more recently recognised
commodities. First, objects and performances are constructed as having economic value
through discourses evoking imaginations of importance and meaning.  Second, focal points of
value, where there are semi-permanent arrangements to support the creation of value. Third,
the reproduction of value. Fourth, the fear of the rapid extinguishment of value. The commodity
circuits of ecosystem services points to a duality of purpose or coproduction whereby a service
is provided (in this case sequestration of carbon) while at the same time making conservation
pay. These critical points, which have been put forward by Collard and Dempsey (2010),
demonstrate how a commodity circuit framework can focus on the intricacies of commodities.
These ideas of value creation, sustained value, value reproduction and fear of value decline
will be incorporated and developed in the commodity circuit model that is discussed in section
2.6.
These works have synergies with the study of MPEs because they give focus to production and
consumption in local contexts, and how the value of a commodity is enhanced by adding the
experience dimension. They have the potential to inform the development of a commodity
circuits framework by highlighting the importance of culture in the acceptance of a commodity,
that commodities are the outcome of space-time trajectories, the creation of meaning and the
spatiality of capital (ie where particular spaces are reinvented in order to capture more mobile
forms of capital).
Based on this review, the commodity circuits concept is more relevant than chains and
networks to the study of urban space as a commodity. It recognises that commodity status is
the outcome of space-time trajectories and thereby provides insights into why certain objects
and performances become commodities, and how the society and space changes because of
their existence. It is for these reasons that we will now explore the commodity circuits approach
in more detail, with a view to identifying more fully its strengths and weaknesses and to
develop the theory so that it can be applied in an original study of MPEs in the Lower Hunter
Region of NSW.
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2.4 The Commodification Process
Commodification is the processes of creating the idea that an object or performance has the
qualities of a commodity and can be made available for sale. There has been significant
academic interest in understanding the process of commodification, with an underlying agenda
of exposing the likely problems from turning particular objects and performances into
commodities. Yet Castree (2004) cautions that it is important to be clear about the way in which
commodification is objectionable in particular circumstances. Thus the underlying issues with
commodification include the loss of public goods, the social inequalities that may arise from
market allocation, the detrimental impacts on environmental quality and the redistribution of
financial resources to corporations.
The commodification of urban space involves changing the way it is interpreted or valued (re-
valuation) in relation to new land use possibilities and emerging social priorities. This may
involve the reinterpretation of aspects of the pre-existing landscape or those aspects of the
urban realm that should be given greater priority such as better quality housing, community
and security. For example security was traditionally provided by the state as a public good,
however in the case of gated communities it is interpreted to be provided to a greater standard
by private means to those willing and able to pay (Pow, 2015). Much of the research into the
commodification of urban space has focused on privatisation of public or state-owned land so
that it can be made available on the market for sale (eg Oz and Eder, 2012).  The land is
perceived as more valuable to the state for the purpose of selling it to the private sector for
development, rather than using it for public purposes.
The production of new urban space in a market society often involves the transformation of
land/nature into new forms that not only provide for housing and other social needs, but are
conducive to capital accumulation by extracting land rents (Berry, 2014). Hence the
commodification of urban space is akin to the commodification of nature which requires that
certain pre-conditions are in place (Castree, 2003; Stephan, 2012). Castree (2003) identifies
privatisation, individuation, abstraction, alienation and displacement as the necessary
preconditions for the capitalist commodification of nature. Privatisation is the primary
precondition of capitalist commodification, being the ability to assign the legal title of an object
(or a thing) to an individual or group. Alienability is the capacity of a given commodity to be
physically and morally separated from a current owner. Individuation is the discursive,
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symbolic or physical act of detaching an object or performance from its supporting context.
Abstraction is where the “qualitative specificity” of an object is assimilated into the “qualitative
homogeneity” of a broader grouping or type of thing. Valuation is the way objects take on
particular forms of value which reflect their meaning or significance. This meaning can be
based on an object’s use, existence or functionality, however in a capitalist society, value is
expressed in terms of money value or price, which can misrepresent the true meaning or
significance. Displacement is when the object appears in some form other than itself so that the
full detail of the commodity is hidden from the consumer.
The commodification of nature needs to be understood in terms of the way knowledge systems
are organised to create a commodity perspective. Stephan (2012) provides a contribution to the
commodification of nature where avoided deforestation becomes the commodity. This work
identifies four preconditions that must exist in relation to an object: it has to be qualified,
commensurable, disentangled and perceived as legitimate. Qualification means that the
characteristics of an object or performance2 must be “converted to a quantitative measure in
the form of a comparable ranking, ratio or price” (Stephan, 2012, p 626), for example the
aesthetics and location of land are converted to a price value. Commensuration involves the
reduction of the “number of articulations that constitute the meaning of an object” (Stephan,
2012, p 626). Hence only some articulations are reproduced, while others are neglected, so that
the object is comparable to other objects with similar characteristics. At the same time only
some characteristics remain in focus, while other characteristics are obscured (Stephan, 2013).
Furthermore there must be consistency in the way people position an object in relation to other
objects because where there are tensions or uncertainties, the meaning of an object will be
unstable and therefore difficult to treat as a commodity. Disentanglement is the way an object
or performance is separated from its immediate context (Stephan, 2012). An object must be
perceived by buyers and sellers as being legitimately tradable, while particular normative
reservations about an object such as emotional and moral perspectives can create barriers to
their commodification (Stephan, 2012). These conditions enables an object to be set up to be
perceived as a commodity so that it does not require constant reinforcement as a commodity.
2 I have been abstractly referring to commodities as objects or performances, Stephan (2012) refers to them as
objects.
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Although the above mentioned conditions are seemingly also applicable to fictitious
commodification, they need to be understood in relation to specific contexts. Rosenblatt (2005)
considers how community has become commodified at Springfield Lakes in Queensland.
Commodification occurs through “the transformation of social relations, goods and services,
which normally have value inherently to those who participate in or produce them into products
that have exchange value and are able to be bought and used by others who have no input into
the creation of them” (Rosenblatt, 2005, p 5, following Goldman et al. 2003). Essentially in
this sense commodification involves not only the reinterpretation of objects and performances
that existed yet were not considered to be commodities, but also continual reminders and
reinforcement about the commodity existence. This implies an ongoing discursive positioning
of an idea along with certain symbolic practices to convince potential residents that an
exchange value actually exists.
According to Rosenblatt the commodification of community occurs through advertising,
aesthetics and administration. First, through advertising community is presented as already in
existence and available for purchase, available as a choice from a range of a types, branded, in
an idealised form such as leisure or beauty, detached from the human element and something
everyone else is buying. Advertising therefore is a process of commensuration in the sense that
it highlights what is available for purchase. However in doing this the possibilities for
community are limited. Second the symbolic aspects of community are established through
aesthetics, to create an awareness of difference. These include impressive entrance features,
attention to detail, quality and maintenance and a community covenant to provide assurance
that standards will be maintained. This is effectively an ongoing process of individuation so
that residents are acutely aware that they have purchased something special and will hold value.
Third, community is commodified through administrative actions such as: the employment of
a community development person, organisation of events, encouragement and assistance in
setting up interest groups, publishing a community magazine, a complaint handling procedure
and governance systems to shape what goes on within the estate. It is important to be able to
show evidence of the commodity’s existence. These administration processes in a sense are the
legitimising elements because the written words and symbolic action provide the foundational
supports for the commodity.
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2.5 Urban Space and Housing as a Commodity
Urban space and housing are increasingly being treated as commodities, reflecting an urban
politicial economy based on capitalist logics. The “dominant drivers of urban governance,
governmental rationalities, urban politics and urban landscape transformation, primarily follow
the logics of global capitalist production, spatial competition for mobile investment and the
economic-functional needs of a globally competitive city” (McGuirk and Dowling, 2011, p
2612; following Ward and Jonas, 2004). Commodities, or treating things as commodities, are
key elements of this new urban politics which essentially focuses on arranging urban space so
that it is seen to have value and can, in some way, be sold in a competitive market. However
as I previously discussed commodities are dynamic elements in the production of society and
the material world (Bridge and Smith, 2003). Hence we need to understand the specificities of
the way objects and performances exist as commodities and how their creation and ongoing
existence resonates within social relations and capitalist processes. In this section I review the
literature on how urban space and housing has been conceptualised as a commodity through
narratives of the entrepreneurial city, housing and MPEs.
2.5.1 The Entrepreneurial City
The entrepreneurial city has emerged in response to evolving space economy where approaches
to realising capital reflect an economic environment characterised by paradigm shifts and limits
to growth (Lorentzen, 2009). Thus cities are now commodities that are produced and
consumed (Miles, 2010), along with place production that involves the creation of identities
and values that must be marketed. A city is not a commodity in the sense that it is produced in
a labour process in order to be sold, however through the entrepreneurial discourse and
practices, it can be made to imitate market logics of value creation to attract new residents,
businesses, tourists and investment (Bartling, 2004). Often investment in such spaces is
oriented towards improving conditions for capital accumulation, rather than in the physical and
social infrastructure, such as housing or education, being more speculative with the hope of a
trickle-down effect (Harvey, 1989). The city has to be an exciting place to live and visit where
further consumption is encouraged, while the main focus of “urban governance is to find ways
of attracting highly mobile and flexible production, financial and consumption flows into its
space” (Harvey, 1989, p 38).
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Consideration of the entrepreneurial city provides insights into how capital is able to
accumulate around emerging commodities. The entrepreneurial city is framed by Theurillat
and Crevoisier (2016) in relation to the way finance capital becomes anchored into the city:
“[the entrepreneurial city]is regarded as a tangible and localised vision of the city, outside the
trading rooms. This requires interactions between intermediary and allied actors so that urban
value can be translated into real profits and tangible urban objectives while mobilising market
finance”   (p 2).
Thus the entrepreneurial city relies on the participation of financial actors, the help of
intermediaries and a coalition of actors such as local business groups, local governments
(sometimes also referred to as local councils) and property developers to create the right
conditions for the extraction of urban rent. Consequently an important part is the discursive
practice of place marketing, which is a reductionist practice that is concerned with projecting
a particular image. Aspects of the city that are likely to be drawcards, such as historical events
(eg convict history) or an important economic activity (eg shipbuilding), are brought into focus,
while other aspects are excluded or marginalised.
There are three main techniques city marketers use to present the city: personality branding,
flagship construction and events branding (Miles, 2010 following Kavaratzis, 2004). Brands
are attached to products to create a sense of meaning and bring about an enhanced value
(Klingmann, 2007). Brands are also entangled in spatial associations (Pike, 2011) involving
the strategic alignment of tangible elements (eg buildings, infrastructure, landscaping and
natural features) and a less tangible sense of meaning that is discursively, symbolically and
materially incorporated to create something that can be individuated to create enhanced value.
This is similar to commodification which involves a process of reducing the number of
articulations in order to create a stable arrangement sufficient to provide a sense that something
is available to be purchased.
Yet despite this collective activity of bringing focus to the city, according to Theurillat and
Crevoisier (2016), capital anchoring is linked to the willingness of investors to become
involved in real estate: the securing and extraction of rents, the operation of infrastructures and
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industries and large-scale urban development projects. There must be some aspect to the
overall commodity that has meaning and value sufficient to warrant investment. Financial
markets must be able to assess investment opportunities (or the relative merits of the
inducements to invest) into the city in terms of risk, yield and liquidity.
The entrepreneurial city is built on an image, rather than what is likely to be the “more
uncomfortable reality of what lies beneath” (Miles, 2010, p 39). This is somewhat akin to the
notion of the commodity fetish, where the commodity form masks the stories that brought the
commodity into existence. In the case of the entrepreneurial city the image of those who “bask
in the glory of the feel good factor that results” (Miles, 2010, p 39) masks the uneven
development and social relations that underpin such an image (eg gentrification and the
creation of zones of disadvantage as the lower socio-economic groups are gradually excluded
from the city). Thus the commodified urban space is effectively only available to those with
the financial means to be in the city. This concept also resonates with the image of the MPE as
being a near perfect urban environment where all the conceivable needs of residents are taken
into account through master planning. This, however, masks the tensions within the
consumption process where the promises made by the developer are rarely fully realised.
2.5.2 The Issue of Housing Provision and Financialisation
The commodity perspective of urban space is mostly related to specific aspects of the built
environment such as housing. The symbolic and material value ascribed to home ownership
has steadily increased in recent times as a consequence of a decline in the supply of other forms
of housing tenure, notably public housing (Rossi, 2013). The neoliberal policies of the state
have supported the capitalist ideal of a homeownership society that has coincided with
increased financialisation (Rossi, 2013; Moreno, 2014), with housing being increasingly
perceived as a constructed store and source of wealth, rather than a place for living (Aalbers
and Chistophers, 2014). In other words, housing has become increasingly a capitalist
commodity (Jessop, 2015), however this is contestable because it is a view that exists alongside
other perspectives where housing is regarded as a moral right. This creates tension as housing
is part of human life, providing a basic sustenance need.
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The financialisation and moral duty perspectives become conflated as land development for
housing may not immediately lead to adequate housing, but rather satisfy the speculative
desires of property developers driven more by financial interests. The commodity status of
housing is more conducive to such financial interest, while the ‘right to the city’ (Harvey, 2003)
is undermined. In various parts of the world, under neoliberal policies there has been a shift
from the predominance of public housing to mixed commodity housing, and public and private
rental housing (Atkinson and Blandy, 2013). In Chinese cities, for example, the emergence of
“commodity housing estates” are identified as the luxury living options aimed at wealthy
people and are delineated by both physical boundaries and price differences (Atkinson and
Blandy, 2013). Thus commodity status has resulted in spaces of exclusion within the city on
the basis of ability to purchase. Oakley (2014) provides an account of a waterfront land
redevelopment in Adelaide (Australia), where despite a partnership between government and
the developer, the focus was to create a high density housing estate to cater for a selected
housing consumer: the high income earning occupant or investor. Thus the development
proceeded with an emphasis on exchange value over use value, and in so doing the developer
was not required to adhere to the state’s affordable housing policies, the architectural forms
were oriented towards maximising the number of dwellings and existing residents in the area
became marginalised through effective exclusion from participatory planning and from the
waterfront spaces being developed. The strong link between financial capital and land
development has led to land use planning being co-opted more to facilitate investment for
financial outcomes, rather than improving the urban environment.
The dominance of financial interests has ramifications for actual urban planning processes.
Savini and Aalbers (2016) identify how land development has become one of the major
commodities in investment strategies due to its capacity to extract additional value. Thus
several strategies have been adopted by land development firms to ensure the interests of
financial capital are the foremost consideration. These include the retargeting of projects
towards risky areas, clustering of projects and investments and instrumental planning. First,
investment relocation strategies involve risky, high initial cost and innovative (re)development
projects in denser urban areas and in peri-urban areas. Such sites are suitable for large financial
corporations which can manage the risk by exploiting direct contacts with institutional
investors and banks. Such development projects in the long term are expected to have higher
returns. Second, clustering occurs where large development companies seek favourable
infrastructure and location conditions to better manage the initial risk of investment. This
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approach considers urban development projects as being the mechanisms activating local real
estate markets. Third, instrumental land use planning occurs where large development
companies are able to lobby local government to affect long-term strategies and secure their
land for higher value development potential. As will be shown these three strategies are in
various ways evident in the MPE case studies. The work of Savini and Aalbers (2016) is useful
because it highlights the ways that global financial systems are able to de-contextualise
investment decision from local planning and produce new urban space at a specific site scale.
2.5.3 Master Planned Estates as commodities
Private developers are increasingly becoming involved in the construction, selling and
governance of new urban spaces (Bartling, 2004), which are particularly in the form of MPEs.
Nevertheless, apart from the work of Rosenblatt (2005) discussed in section 2.3 above, there
has been relatively little specific research that focuses on MPEs  as commodities and the way
commodity status impacts on resident perceptions and behaviour. However the commodity
perspective is evident in a number of other works. In many estates there are processes in place
to continually remind residents that the estate is more than a collection of separate domiciles
but is a coherent entity with value that has to be maintained in the interests of all residents.
Bosman (2014) identifies that that the MPE lifestyle is produced and available for sale. Raposo
(2006) considers the process of commodity aestheticisation that shapes gated communities.
Aestheticisation is the process of making commodities more attractive by building fictions. It
is particularly evident in the marketing discourses that create additional values based on
altering perceptions and guiding the potential resident to see more than actually exists. In the
case of gated communities, aestheticisation comprises the “society element” and a “specific
ideal time and space” in which to live (Raposo, 2006, p 52). In relation to the social element it
is suggested that people are buying many things including social quality, the behaviour of
neighbours, a lifestyle coherent with consumer choices and a way to display identity as part of
social distinction. The ideal time and space is associated with the way the gated community is
packaged with ideas of being a “total living environment” or the “idea that finally one has
arrived home” (Raposo, 2006, p 52). While space is presented as “separated, controlled,
ordered and beautified as a landscape expurgated from its dark side” (Raposo, 2006, p 52),
nature is tamed and rationalised. Society is presented as reuniting the better of two worlds, first,
life is presented as warm, authentic and moral; second there is a simultaneous referencing of
the importance of the individual, privacy and being able to live with like-minded people who
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share the same values. This work is useful because it provides an example of processes that
seek to define and add greater significance to the MPE in the interests of its commodity status.
There are processes in place to reinforce the commodity existence, however these are countered
by processes perceived as detrimental to the commodity, but part of the realities of residential
living. Rosenblatt (2005) suggests that creating the conditions whereby community is treated
as a commodity makes it “less likely that these genuine forms of community desired by the
developer will be developed” (p 11). This is because the commodity status creates expectation
that a higher level of attention will be given by the developer to the details. Fellow residents
are regarded as being part of the commodity that has been purchased and are therefore judged
in terms of their perceived ability to add to the value to the estate. For example renters are an
unexpected intrusion who are considered to detract from the aesthetics of the estate (also see
Cheshire et al. 2010). Although there is a strong attachment to place and an intense sense of
‘community’, this does not necessarily translate into strong social relations and integration
(Zhu et al., 2012). Tensions between community as a commodity and as a non-commodity
come into play (Bantling, 2004). Such tensions are likely to interfere with the development of
“meaningful social interactions that provide mutual support within MPCs” (Rosenblatt, 2005
p 12). Nevertheless as Bantling (2004) found in relation to Celebration, Florida, while there
may be some incompatiblity between urban space as a commodity and urban space as
community, non-commodity forms and relations can co-exist. Thus through this research we
can see how MPEs in their various guises constitute an interplay between fictitious
commodities and real commodities, while the prospect of the non-commodity exists as a threat
to be resisted.
2.6 The Commodity Circuits Approach: A Conceptual Framework
Commodity circuits is a dialectical theoretical framework for commodity research that gives
focus to the way processes are reconstituted around already existing objects or performances
so they are interpreted as having new value that can be converted to money capital through
market exchange. Dialectical approaches in human geography emphasise “understanding of
the processes, flows, fluxes, and relations over the analysis of elements, things, structure and
organised systems” (Harvey, 1996, p 49). This way of thinking posits that elements, structures,
built forms and spatial arrangements are the outcome of these processes, flows, fluxes and
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relations (Harvey, 1996). Although these socio-spatial arrangements may be inherently
complex systems, process diagrams are a useful means of representing the constituent
relationships between relatively fixed points connected by flows that give rise to the new forms
of socio-economic phenomena that emerge, such as the existence of a particular commodity.
2.6.1 Production Circuits
Dicken (2007) suggests that economic processes are circuitous and devises a model showing
the basic components of a production circuit. As illustrated in Figure 2.1 a production circuit
comprises basic stages of inputs, transformation, distribution and consumption, with arrows
showing the movement of materials and products in one direction and the flow of information
back down through the process. As Dicken (2007) noted, “there is more to it than this” (p 15)
because the production circuit requires technological inputs, service inputs, logistical systems,
financial systems and regulation, coordination and control systems. While these broader
systems are relatively fixed in relation to the basic stage of production circuit, they are also
constituted out of processes, flows, fluxes, and relations.
Figure 2.1 Production Circuit Model
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Thus a model that fully represents the processes, flows, fluxes, and relations is likely to be
extremely complex and as such Dicken (2007) and I (in this thesis) have developed relatively
simple illustrative models. Yet there is tension between having a simple model that shows the
likely relationships and a model that is too complex to be analytically useful.
2.6.2 Circuits of Social Reproduction
Social reproduction is the material and social practices “associated with sustaining production
and social life in all its variations” (Katz, 2008, p 18). It includes the things of everyday life
and the “structuring forces that constitute any social formation” (Katz, 2008, p 18). Thus social
reproduction is the outcome of relations between the things that go on in society and other
interrelated things that enable society to reproduce itself. McGuirk and Dowling (2011) use the
concept of social reproduction as a set of material practices related to governance processes of
everyday life in an MPE. I use it in relation to the material and discursive practices that
reproduce the knowledges, practices, values, beliefs and preferences of a society, which
determines meaning and significance.  The circuit of social reproduction refers to the flows of
meaning and value that establish relatively accepted patterns of social and material practices.
Hudson (2005) explains that the circuits of social reproduction underpin social and material
survival by delivering “flows of value, in appropriate quantities, distributions and time/space”
(p 21). However beneath these flows of value are social relations that define the meaning of
social and material practices. Hence meaning is created within the circuit of social
reproduction, and this meaning can be transformed into flows of value. Here I develop the
concept of the circuit of social reproduction (represented in Figure 2.2) to account for the
sources of meaning and value which are materiality and nature. Hence the two-way arrows in
Figure 2.2 represent the connection between society, materiality and nature through material
and social practices from which meaning is derived.
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Figure 2.2 Circuit of Social Reproduction
The concept of society has generally been applied to the population that is set within the
boundaries of nation states (Turner, et al, 2006, p 231). This definition is not adequate for the
purpose here, because it does not enable the establishment of particular qualities or tendencies.
Hence I have taken the Marxian concept of social formation to equate with the concept of
society used on the circuit of social reproduction. Social formation recognises the mode of
production - the relations of production and the forces of production, and an overall
superstructure – the dominant ideology, beliefs and institutions of a society (Siddiqui et al.
2016, p 2). The mode of production for Australian society is based on capitalist relations where
the means of subsistence and enhancement of social well-being is largely provided through
markets and commodities. The superstructure is based on: multiple pluralism, with unifying
themes of individualism, liberalism and civil rights, within a framework of state regulation and
control (Turner, et al. 2014); beliefs are also highly variable and include many different things
(eg different religions, relationships, environmental values); and institutions such as family,
social organisations and government organisations. Thus a particular society establishes the
things that are important, meaningful and significant in terms of whether they are useful or in
some way relevant (Hudson, 2008). It also suggests that society exists and is reproduced within
a framework of established patterns based on social and material practices.
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The above explanation of society, although mostly concerned with the immaterial, partly
invokes a connection to the material world whereby ‘things’ or matter in particular forms are
regarded as meaningful. Thus the concept of materiality is incorporated into the circuit, being
representative of the way the social and material are inherently entangled. It provides a
theoretical basis for understanding how objects through social practices come to “play
important roles in the constitution of social relations” (Bakker and Bridge, 2006, p 12), as well
as the transformation process where objects take on new meanings and significance (Kirsch,
2012). Thus materiality as a processual element of the circuit of social reproduction engages
with the way the material, social and natural elements intertwine and interact in various
combinations (Mele, 2000; Bakker and Bridge, 2006) and are transformed to produce
consistencies or semi-permanences that can be socially useful and valued objects and
performances.
Nature is a contested concept that invokes different meanings to people in different places.
Ginn and Demeritt (2008) reflect on three different but interrelated conceptualisations of
nature.  Intrinsic nature is the essential characteristics of an object or performance, such as
human nature. External nature is the “unmediated material world” (Ginn and Demeritt, 2008,
p 301), which is commonly referred to as the natural environment. This creates the tendency to
perpetuate a dualistic conceptualisation where society is separate from nature, which takes the
form of water, forests and rivers, which are also termed ecosystems and provide benefits to
society (see Kull et al. 2015). Universal nature is the “all-encompassing force controlling things
in the world” (Ginn and Demeritt, 2008, p 301) such as the laws of nature. This latter
conceptualisation posits that there is an underlying connection between society and nature in
the sense that because humans form society and humans are also part of nature, then society is
also nature.
Of more relevance to the circuit of social reproduction is Braun’s (2002) notion of social nature,
which recognises that nature is socially constructed. Braun regards this understanding of nature
as requiring a focus on the relationality of identities and forms, which are both fluid and
contingent, rather than fixed. While Braun perceives that society constructs the very nature of
its existence, the circuit of social reproduction also recognises that certain elements of this
constructed nature feedback either directly to change society, or change societies relationship
with matter (ie alter the materiality of nature).
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The dynamics between society, materiality and nature, therefore are the mechanisms that drive
the circuit of social reproduction in terms of how objects and performances can take on
different meanings. In what follows I will focus on what happens when a particular aspect of
society (capitalist relations) exerts pressure on the circuit of social reproduction to create new
meanings and then convert those meanings into exchange value.
2.6.3 Circuit of Industrial Capital
The circuit of industrial capital is based on commodity inputs (C), production (P), output (C’),
and money from exchange (M), surplus value (M’) and money capital (M”) as illustrated in
Figure 2.3. This process may seem relatively unproblematic, however in consideration of new
types of commodities, these concepts become more tenuous, and we need to draw on broader
social-cultural processes to better appreciate the implications. The inputs into the circuit
include raw materials, money capital (M”), labour-power and the manufactured means of
production, which produce component commodities (C) (eg timber, fabricated metal or
machinery parts). Production occurs where the component commodities are assembled using a
labour process (P) which adds value by producing a good that is, or is perceived as socially
useful.
Recent research on commodities has brought into question what actually constitutes
production. Overton and Murray (2016) consider place as a factor in the production of a
commodity. Place comprises not just land and its biophysical characteristics, but also its socio-
cultural aspects that give it specific meaning. Hence production involves the construction of
narratives that draw on “the social and cultural values in a place and then appropriates these
values in the form of place-defined products which create economic value” (Overton and
Murray, 2016, p 12). The Marxian theory of labour “asserts that the value of a commodity is
determined by the amount of labour power needed for its production” (Stilwell, 2008, p 112).
Thus it is the labour power, along with other capital, (such as equipment, components and
materials) embodied in the commodity that creates the surplus value (Hudson, 2008). However
through commodity fictions it is possible to create a premium through exchange based on
imaginary value, and limited discursive labour processes. The labour process input into
production is therefore focused on, for instance, appealing to a consumer’s sense of exclusivity
and quality using strong narratives (Overton and Murray, 2016). This is where the previously
discussed circuit of social reproduction is brought to bear on the circuit of industrial capital.
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Thus what is needed is a model that accounts for how society is increasingly integrated into the
circuit of industrial capital.
The output is subjected to two processes. First the commodity is sold through the process of
exchange where the embodied value is realised in monetary form. The money capital from the
exchange process is then either circulated back into the production of more commodities (M”)
or any surplus value (profits) maybe invested into other ventures (M’), although this is not clear
from the model. Second the commodity output is consumed by the consumer who makes an
evaluation of its usefulness. However the circuit of industrial capital does not provide any
theoretical direction into the way consumption plays a critical role in the production process,
or more broadly in the circuit of social reproduction. Overall the circuit of industrial capital
tells only part of the story of the commodity.
35
Figure 2.3 Circuit of Industrial Capital
Source: Hudson (2005, p 26)
2.6.4 The Basic Commodity Circuit Model
The basic commodity circuit model has potential to provide insights into “complex
relationships between people, nature and spaces in processes of value creation and realisation
and in flows of value through time/space” (Hudson, 2005, p 27). This is achieved by linking
the circuit of social reproduction to the circuit of industrial capital. This relationship is
illustrated in Figure 2.4 where I have placed the two-way arrows at Point A to represent the
different flows between the two circuits. I have also included two-way arrows at Point B to
show the relationship between the commodity output and consumption (recognising the use
value), and then a Point C2 to show there is a feedback pathway between direct commodity
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consumption and the circuit of social reproduction. As previously mentioned the commodity
circuit is likely to be more complex and may look different in relation to specific types of
commodities. At this stage I have developed a relatively simple model (hence the term the basic
commodity circuit), because it provides a starting point for understanding the basic moments
and processes that are involved in commodity production, exchange and consumption.
Figure 2.4 Conceptual diagram of the basic commodity circuit model
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The basic commodity circuit model comprises processes between the circuit of industrial
capital and the circuit of social reproduction. These processes reflect flows that align space-
time trajectories associated with the production, exchange and consumption of commodities.
First are flows associated with the production of value. These flows have their origins within
the circuit of social reproduction but are then reinterpreted to form inputs into the circuit of
industrial capital leading to the output of a commodity. Such flows include knowledge,
meanings, materials and people. There are also flows of raw materials derived from socially
constructed forms of nature that are assigned new meanings and significance because they form
the basic inputs into the production of the commodity. Flows of knowledge from the circuit of
social reproduction manifest in the form of labour-power. This incorporates not only human
physical ability, but knowledge and understanding of how a commodity should be produced.
This includes the transformation of raw materials to produce the manufactured means of
production such as plant, equipment and more basic commodities. Inputs also include the
labour process which is part of the production process.
Production should be understood as the point within the circuit where new meanings are created
so that value is created. In the case of many commodities (eg motor vehicles), production
involves processes and human activity where materials are assembled into a particular order so
that they take the form of socially useful objects. Flows of meaning are underpinned by social
registers such as social practices, customs and norms that require a particular arrangement of
materials (Hudson, 2008). These flows can originate from the producer, who initiates a new or
innovative product to gain competitive advantage. Flows of meaning are associated with
connecting society to capitalist relations through the discursive labour processes. Labour
occurs within an ensemble of broader social relations that organise working life and the
production of nature (Ekers and Loftus, 2013). Hence the labour process also involves a series
of discursive actions that more directly engage with the circuit of social reproduction such as
to manipulate the society-materiality-nature dynamic to create new meanings readily converted
to value. This either helps create the fictive elements around existing commodities for enhanced
value (eg creating new styles of fashions) or creates new interpretations of existing objects and
performances so that they are understood as commodities.
Second, the commodity output can be subject to vagaries, contestation and challenge, which
are potentially detrimental to realisation of surplus value. Thus some flows are associated with
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the exchange processes where the commodity is purchased because of its use value and the
value that is held within the commodity is converted to a monetary form. This is a critical
moment and as such producers of commodities go to a great deal of effort to ensure sales occur
and that surplus value is realised. Hence a range of material and discursive processes are
channelled from the circuit of industrial capital (from Point O) to the circuit of social
production to encourage particular social identities and social status to be associated with a
particular commodity. In this way flows of meaning and knowledge can create a particular
commodity output. Insights into how flows of meaning are attached to commodities to attain
market advantage can be gained through the concept of branding. Brands are entangled in
spatial associations involving the strategic alignment of tangible elements and non-tangible
elements (eg emotions, feelings, imaginations) to create sense of meaning that are discursively,
symbolically and materially incorporated to create enhanced value (Pike, 2011). The
geographical associations constructed of the commodity through branding provide an
understanding of how flows of meaning are not fixed, but are multiple, fluid and unstable,
while at the same time can establish a “temporary coherence, shape and form” to create
meaning and value (Pike, 2011). Branding can be a particularly effective way of directing flows
of meaning to spatially embedded commodities (eg Morris and Kirwan, 2010; Overton, 2010).
Contestation and unintended consequences result in a destabilisation of the commodity.
Through advertising, producers attempt to create flows of knowledge that project an image of
the commodity (Hudson, 2008). As discussed in section 2.3, Morris and Kirwan (2010) identify
how producers use a range of geographical knowledges to focus consumer attention on
particular aspects of the commodity. This can be explained in terms of Figure 2.4, as new
geographical knowledge is organised through discursive labour and then channelled into the
circuit of social reproduction to trigger new perspectives on the relationship between society,
nature and materiality in relation to the commodity. Thus advertising and marketing strategies
play “a critical role in the production and dissemination of knowledge about commodities”
(Hudson, 2008, p 429), “the creation of conceptual spaces of meaning and sale” (Hudson, 2008,
p 429) and the construction of new meanings.
Third, some flows associated with the consumption of commodities include knowledge and
information. Consumption is the moment where the commodity is used (eg food is eaten, a
service is used and houses are lived in). Consumption involves practices where the commodity
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output and the consumer come together and the actual use value is realised and evaluated (ie
does the commodity do what it is supposed to?). There is a flow of knowledge from the circuit
of social reproduction (represented by the upward arrow at Point B) that governs the way
consumption of the commodity should occur. This is derived from social expectations based
on the things that are important to society or particular groups within society. The intended
meanings are nevertheless subject to “contestation and challenge, creating instead unintended
meanings as a result of consumer resistance and subversion” (Hudson, 2005, p 63), Thus in
some cases the commodity may be consumed in ways that the producer did not intend and as
such consumption generates flow of knowledge and material practices (represented by the
upward arrow at Point C2).
The overall basic commodity circuit model represents ongoing processes of meaning being
transformed to value, and value then being transformed back to meaning. The “flows of value,
moving through the sequence of production, exchange and consumption, are both constituted
in and help constitute circuits of social reproduction” (Hudson, 2008, p 424). Thus value is
generated through relations where material and social practices, objects and performances are
recognised as being “socially useful, helpful, uplifting or more narrowly but generally
fundamental to life going on ‘as normal’” (Hudson, 2008, p 424). Objects and performances
may acquire value as a simple commodity within the circuit of social reproduction, however
within the circuit of industrial capital the value has to be enhanced, because it no longer fulfils
just a use need, but has to also fulfil a profit making need.
2.7 Summary
This chapter has considered how commodities have been conceptualised in the literature.
Commodities are more accurately understood as objects and performances that are produced
for exchange, while having attached social meanings. They need to be conceptualised as active
constituents of social relations and coparticipants in the material existence of the world. While
anything can be treated as a commodity provided the right preconditions are in place, some
objects and performances have a socially accepted commodity status, and can alternate between
commodity and non-commodity status more easily than others.
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There has been a range of metaphorically inspired approaches to understanding the different
stages and locations of commodity existence in terms of chains, production networks and
circuits. The market system is increasingly being extended to incorporate more aspects of
society and as a result there are a range of emerging new types of commodities, including the
very spaces of human habitation. MPEs are an example of a complex commodity that are
produced for the purpose of human habitation, but become entangled in situations where they
are also commodites. Drawing on Dicken’s (2007) production circuit and Hudson’s (2005)
circuit of industrial capital and the theorisation of a circuit of social reproduction, a basic
commodity circuit model has been developed. In the following section I will review the
literature on MPEs and look at the synergies in relation to the implicit and explicit commodity
elements, before applying the basic commodity circuit model to MPE case studies in the
subsequent chapters.
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Chapter 3 Theorising Emerging Urban Spaces
3.0 Introduction
This thesis aims to provide a more comprehensive integration of current theoretical research
on master planned estates (MPEs) as contested commodities. Hence it is important to position
MPEs as not only a specific type of commodity, but a specific type of housing commodity,
with particular intricacies in relation to their production, exchange and consumption. MPEs
have become an increasingly important feature of the urban landscape, in Australian capital
cities and other major cities, to the extent that they are almost a standard approach to the
provision of new residential space (McGuirk and Dowling, 2007; Warr and Robson, 2013;
Maller and Nicholls, 2014). MPEs manifest in many forms, ranging from new publically
governed residential estates to private residential estates based on various themes.
MPE research has over the last twenty years covered various themes including, drivers
(McGuirk and Dowling, 2009a; Tilt and Cerveny, 2013), privatisation, socio-spatial
polarisation and community (Kenna, 2007; Thompson, 2013), governance (Bajracharya and
Khan, 2010; McGuirk and Dowling, 2011), nature and lifestyle (eg Wood, 2002; Opit and
Kearns, 2014). For the purposes of this thesis all these aspects of MPEs are relevant. Although
there is an extensive body of literature relating to MPEs, coverage of these different aspects is
somewhat uneven. In this literature review I have chosen a number of key pieces of work that
demonstrate the breadth of literature on MPE themes. This literature has been broadly arranged
into the chapter themes of: situating MPEs, planning for MPEs, selling the estate, and living in
the estate, in order to see how the overall process parallels a commodity circuit reading.
3.1 Situating Master Planned Estates
MPEs are perceived in terms of categories or typologies, based on the incorporation of a range
of value adding features and design elements that give a particular theme to the estate. MPEs
are therefore a type of produced urban space incorporating a combination of planning and urban
design with varying levels of community facilities, recreational facilities and community
building programs. MPEs have been broadly defined as “large-scale integrated housing
developments produced by single development entities that include the provision of physical
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and social infrastructure, and are predominantly located on the growth frontier or city fringe”
(McGuirk and Dowling, 2007, p 22). MPEs are “distinguished from more piecemeal
development by being a definable ‘unit’ of development” (Hurley, 2011, p 6) usually
undertaken by a single development entity. More recently MPEs have been defined as “large-
scale usually phased development projects that are planned and developed by the private sector
with value added retail, services, and amenities such as parks, open spaces and golf courses to
accommodate changing community preferences” (Tilt and Cerveny, 2013, p 102).
There are a range of residential estate types that are more or less developed on the basis of an
overall plan. Blair et al. (2003) made the distinction between traditional regulatory subdivisions
(TRSs) and ‘master planned communities’ (MPCs). TRSs are “characterised as meeting all
relevant regulations like zoning ordinances and building codes” (Blair et al. 2003, p 3). MPCs
incorporate “additional elements such as solar access, overshadowing, privacy, community
facilities, landscaping, pedestrian and vehicular traffic and the nature and form of buildings”
(Blair et al. 2003, p 3). These distinctions were based on approaches to planning, design and
building controls. The “non-MPCs” are the traditional regulatory subdivisions relying on local
government controls such as zoning ordinances and building controls. “Semi-MPCs” include
a basic combination of local government controls, with the addition of a lot layout supported
by a development control plan. “MPCs: land development/design” have “extended controls
over the planning and overall lot layout, but limited controls over built form” (Blair et al. 2003,
p 7). The “Full-MPCs” include “fully design/built to comprehensive standards and fully
planned with varying degrees of overall unity” (Blair et al. 2003, p 7). There is a gradation of
value enhancement towards the MPC end as more features are incorporated.
The types of MPEs may also be conceptualised within a spectrum of possibilities (Gwyther,
2005). At one end of the spectrum are the conventional planned estates where the physical
design and layout support an overall theme, and restrictive covenants are in place to promote a
particular standard of development (Gwyther, 2005). At the other end of the spectrum is the
master planned community (MPCs), which include place making approaches aimed at
encouraging social interaction, programs aimed at creating community and behavioural and
design covenants (Gwyther, 2005; McGuirk and Dowling, 2007). Within this spectrum are a
range of MPEs including: “lifestyle”, “prestige”, “security zone”, “brownfield new town” and
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“greenfield rural residential” typologies3 (McGuirk and Dowling, 2007), based on particular
spatial properties such as site (dimensions, greenfield/brownfield), size (number of dwellings),
dwelling type/density (eg single dwelling, town houses), land use mix (eg residential,
commercial, retail), tenure, community title and public realm to derive a particular
configuration of geographical space. There may also be speciality type MPEs such as Active
Adult Lifestyle Communities (AALCs) (Bosman, 2014), which have emerged to provide
retirees with greater housing choice. While much of the research has tended to focus towards
the MPC end (McGuirk and Dowling, 2007), there has been an increasing prevalence of MPEs
in Australia that are oriented towards the conventional estate end (eg Warr and Robson, 2013).
Given the diverse nature of MPEs in Australia, McGuirk and Dowling (2007) develop a more
complex and theory driven analytical framework (McGuirk and Dowling, 2007). This
framework focuses on aspects that are the central areas of interest, which are used in Chapter
4 to distinguish between the MPEs of Murrays Beach and Sanctuary. The framework is based
on three key analytical dimensions: First is the “nature of the governance mechanisms that
produce and are enacted in MPEs” (McGuirk and Dowling, 2007, p 31). The governance
mechanisms that produce the estate may range from a high level of state regulation to minimal
state involvement. The governance mechanisms enacted within the estate are generally
concerned with the degree to which community title is incorporated as a means of providing
additional services, infrastructure and facilities. Second is the “influence of the housing market
context on the unfolding urban social processes” (McGuirk and Dowling, 2007, p 31). MPEs
have socio-spatial outcomes derived from different sub-market dimensions, including
“locational context, scale and uniformity of housing stock and overall land use mix, and
diversity of tenure” (McGuirk and Dowling, 2007, p 33). Third is the nature of the community
and neighbourhood. MPEs are considered likely to “sustain diverse, complex and dynamic
forms of sociability, interaction and community dynamics” (McGuirk and Dowling, 2007, p
34). This framework not only provides a means of bringing order to diverse types of MPEs,
but it brings into focus the processual elements that align with the moments of commodity
production, exchange and consumption.
Despite the usefulness of the McGuirk and Dowling (2007) framework in highlighting
variations among MPEs, it does not consider where they fit into the broader framework of
3 Blakely and Snyder (1997) developed a typology of gated communities in the USA context in which they
identified three broad categories of lifestyle communities, prestige communities and security communities.
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residential forms (Cheshire et al. 2013). Many MPEs due to their size (land area and number
of residents) now take the form of actual suburbs, or suburbs that comprise a number of MPEs
by different developers. For example, Warr and Robson (2013) in their study of the MPEs of
Roxburgh Park and Craigieburn on the northern fringes of Melbourne use the description
“capital-led master planning approaches in new suburban development” (p 973). These estates
are based on an overall plan as well as landscape features, fencing, entrances and building
controls aimed at giving estates a distinctive look (Warr and Robson, 2013). However more
significant in relation to this thesis, the description captures the logics of capitalist production
that is now an inherent part of urban landscape transformation.
Similarly Cheshire et al. (2013) make the distinction that MPEs are “large scale
comprehensively planned and privately developed suburban estates built on greenfield sites on
the outskirts of capital cities” (p 283). The key elements that distinguish them from other
residential estates are their size and land use mix, featuring a range of housing types as well as
retail, educational and social services (Cheshire et al. 2013). While such refer ents form a pro-
classification schema that highlights the processes through which MPEs come into existence,
it is the underlying motivations at different stages that need to be considered. Thus there may
be greater theoretical strength obtained by giving attention to the strategies adopted in relation
to specific residential developments to achieve particular development outcomes. The main
commonality is they are now the outcome of rationalities where the primary consideration is
the accumulation and store of money capital that is derived from not only the provision of
house and land, but from the provision of expectations of lifestyle change and living
experiences.
3.2 Planning for Master Planned Estates
As with other commodities, MPEs are produced through the alignment of multiple space-time
trajectories to create a coherent entity. Yet there has been little research into the processes of
production of MPEs, with much of the focus being on their current existence. Here I review
the literature that has broadly focussed on the production of urban space and the limited work
on MPEs. In this context production refers to the processes and actions, both discursive and
material, which bring the MPE from being an imagined space to an actual place.
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3.2.1 The Production of Space
The starting point for understanding the growing prevalence of MPEs in the urban landscape
has a theoretical grounding within the theories of the production of space (Lefebvre, 1991
[1974]; Soja, 1996). Space has been conceptualised not as an absolute entity filled by objects,
but a “fluid entity, shaped and reformed over time by complex social, cultural, economic and
political forces” (Overton, 2010, p 753; following Lefebvre, 1991 [1974]; Harvey, 1990; Soja,
1996 and Massey, 2005).  The work of Lefebvre (1991) on the production of space, and Soja
(1996, 2000) on the production of cityspace is an analytical framework that remains
theoretically relevant to the study of new urban development (eg Buser, 2012; Kipfer et al.
2012 and Oakley, 2014).
Space, like nature has been interpreted as being socially constructed (as discussed in Chapter
2). It is produced through spatial practices (perceived space), representations of space
(conceived space) and representation (lived space) (Lefebvre, 1991 [1974]). These three spaces
should be interpreted not as separate entities, but as forming the elements of a single but ever
changing reality (Buser, 2012). The Lefebvrian triad are reinterpreted by Soja (1996, 2000)
specifically in relation to the city as Firstspace, Secondspace and Thirdspace respectively,
while perceived space is derived through everyday spatial practices through which “a society
secretes that society’s space” (Lefebvre, 1991 [1974], p 38). Perceived space aligns with the
concept of Firstspace which is the outcome of material practices that work to “produce and
reproduce the concrete forms and specific patterns of urbanism as a way of life” (Soja, 2000,
p 10). Thus urban space comprises built forms, objects and spatial arrangements to generate
the meanings of its own existence and reproduction.   Drawing on a Lefebvrian analysis, Buser
(2012) shows how planners call upon their “daily practices and routines, the patterns and
interactions that connect them to places and people in the region” (p 287). Hence there are
certain elements of urban space that people expect because they reflects these daily practices,
for example, roads to provide access to private land, water and sewer services and public open
space, and as such it is a social norm that they are planned for and included in a MPE.
Representations of space is the way space is conceptualised or conceived. It is the space
produced by “scientists, planners, urbanists, technocratic subdividers and social engineers”
(Lefebrve, 1991 [1974], p 38). It is the “rational, intellectualised, official conceptions of urban
areas for analytical and administrative purposes” (Leary, 2013, p 7). The representation of
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space then becomes an “organising schema or a frame of reference for communication, which
permits a (spatial) orientation and co-determines activity at the same time” (Buser, 2012, p
284; following Schmid, 2008, p 37). Urban space may also be conceptualised as Secondspace
which is a “mental or ideational field” (Soja, 2000, p 11) that may exist in the form of planning
documents such as strategic land use plans, urban plans, master plans and concept designs, and
artistic impressions. This is the field where innovation and new ideas come into play and are
tested against degrees of social acceptability through informal and formal planning processes.
Lived space is “space as directly lived through its associated images and symbols, and hence
the space of inhabitants and users” (Lefebrve, 1991 [1974], p 39). This space is identified by
Leary (2013) as having two major elements. First, it is the everyday space as directly lived by
inhabitants and informed by representational systems of non-verbal symbols and signs to
establish coherence informed by associated cultural memory (Leary, 2013). Second, the
“emotional artistic interpretations by post-occupancy evaluationts, writers and painters and
others who create artistic representations of urban space” (Leary, 2013, p 8). Thus Lefebvre’s
conceptualisation of space is largely focused on the way society produces space that may
imbued with specific meanings and therefore forms the basis for understanding the production
of city - regional space (Buser, 2012). Through the Lefebvre framework it is possible to see
how long held understandings of space can be overcome as business interests put forward new
interpretations of the region (Buser, 2012). Soja (1996, 2000) extends the notion of lived space
through the concept of Thirdspace which incorporates the Firstspace and Secondspace
perspectives while adding a third perspective where urban space is  “a simultaneously real-and-
imagined, actual-and-virtual  locus of structured individual and collective experience and
agency” (Soja, 2000, p 11). Hence this lived/Thirdspace perspective highlights the
complexities of accepting urban space as one particular thing, and therefore provides the basis
for critically analysing MPEs as commodities. Soja (1996, 2000) through Thirdspace provides
a framework for the analysis of the production of urban space. Understanding the production
of urban space through the Thirdspace concept provides insights into the simultaneous real-
and-imagined, actual-and-virtual  aspects of space. These can be considered through the
perspectives of different interest groups such as developers and urban planning/design
specialists, government and community activists. In other words, although there may be many
ways of perceiving, conceiving and interpreting the way of living in space, only some are
deemed to be socially acceptable and noted as being meaningful through urban planning
processes and discursive constructs (eg land use strategies, master plans and urban designs).
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The social production of space is akin to the social construction of nature as discussed in
Chapter 2.  The frameworks of Lefebvre and Soja provide a theoretical basis to the underlying
mechanisms through which new urban developments are reinterpreted into more commodified
forms. This can be understood in terms of urban planning being a discursive activity of
producing space and nature in ways conducive to the accepted modes of economic activity,
social reproduction and cultural practices. Yet urban planning is an inherently political process
through which socio-spatial relations are negotiated. Hence urban planners (being private
developers or governments), may draw on particular aspects of perceived space that progress
the interests of a development project. Conceived space, visions, plans and designs are
developed that are considered more appropriate for improving spatial practices. Ultimately,
through the planning process, and underpinning the attempts to create stable, predictable and
sustainable urban spaces, are the discursive constructs that build new spatial imaginations
(Jensen and Richardson, 2004; Smith, 2012). Through this process planners and developers
introduce new conceptualisations of how space could exist, through the conjoining of old and
new. Thus systems are put in place to ensure the ‘right’ urban planning outcomes are achieved.
In essence planning is “storytelling” about what the future should and can bring (van Dijk,
2011). Through planning it is possible to convince others to agree on and engage in a “trajectory
of actions” (van Dijk, 2011). At the same time the way people actually live or use space can be
marginalised through spatial politics in which dominant perspectives are asserted.
3.2.2 The Planning System
In New South Wales, Australia, the planning system recognises a number of levels of urban
planning at different spatial scales through which space is perceived and conceived. At the
larger scale is regional or metropolitan planning which occurs over the whole city or city-
region, for example the Lower Hunter Regional Strategy (Department of Planning, 2006).
Regional or metropolitan plans are spatial planning strategies, usually undertaken by the
Department4 of Planning with varying degrees of community and stakeholder engagement.
Such plans direct how land development will occur over a given planning timeframe (eg 25 or
30 years). Such spatial strategies identify settlement patterns, major land release areas,
infrastructure and transport priorities, infrastructure needs, appropriate sites for development,
locations for economic development and conservation areas (Department of Infrastructure,
Planning and Natural Resources, 2004). Local strategic planning such as Lake Macquarie
4 Unless otherwise stated in the text the word ‘Department’ will refer to NSW Government agencies such as the
Department of Planning.
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Lifestyle 2020 (Lake Macquarie City Council, 2013) may also be developed and allow local
government to direct future land use and infrastructure priorities (Department of Infrastructure,
Planning and Natural Resources, 2004). Both regional and local plans are not legal planning
instruments, however they are used to inform the statutory planning process.5 Local
Environmental Plans (LEPs) are the primary statutory planning document to deliver land use
outcomes. They comprise land use zoning maps for the local government area, land use zone
control tables (identifying land uses permitted without consent, permitted with consent and
prohibited), development standards and clauses that establish how certain aspects of
development must occur and what considerations should be given (eg heritage and biodiversity
conservation). Development Control Plans (DCPs) provide greater detail about how specific
development types should occur. It is at this level that urban space may be conceived by
establishing guidelines or design outcomes in relation to urban design, built forms, landscaping
and open space.  Although they are non-statutory plans they can be called up for consideration
via a LEP. Planning must also consider the requirements of a development control plan in
relation to particular developments.
Following from these broad scale planning processes is the role of master planning in the
production of urban space. Master plans generally enter the planning system at the development
application stage (Department of Infrastructure, Planning and Natural Resources, 2004).
Master plans can be given legal status through either development control plans or staged
development under the NSW Environmental Planning and Assessment Act 1979. The local
government authority may adopt a DCP, to coincide with land rezoning, which requires large
residential developments to prepare a master plan as the guiding framework for the
development of a particular site.  The master plan begins with an overview of the whole site
and its natural features, and then develops what is considered the ‘appropriate’ spatial
arrangement showing residential areas (sometimes divided into different densities),
commercial areas (more commonly mixed use areas), open space, conservation areas,
community facilities and recreational areas (eg cycle tracks). Although there has been a history
of planned suburban spaces in Australian cities using this framework (Freestone, 2010), master
planning goes further by the incorporation of an urban design theme for both the public and
private realm.
5 Under Section 117 of the Environmental Planning and Assessment Act 1979, the Minister of Planning can
require that a LEP is amended to implement a particular planning proposal, which can include the implementation
of a metropolitan or regional strategy.
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3.2.3 Master Planning
Master planning is in effect an attempt to integrate planning and urban design through
discursive practices that involve the conceptual construction of the estate to obtain sufficient
social acceptance. The combination of concept designs, graphics and plans about a particular
site provide “subtle mechanisms” to “change what people see around them” (van Dijk, 2011,
p 126).  Although only high impact designs and plans may be effective, such mechanisms can
be understood “as a particularly powerful form of storytelling” (van Dijk, 2011, p 138). Urban
design is part of the production of urban space, telling the ground level ‘story’, and as such
often taking the form of artist’s impressions and photomontages. Yet there have been limited
attempts to connect planning with design disciplines in a meaningful way (van Dijk, 2011;
Rauws and van Dijk, 2013). Generally planning and urban design are regarded as separate
processes, with planning preceding urban design and involving decisions about what land uses
are appropriate, where particular types of development should be allowed and at what density.
Design is the process of devising and implementing the “appropriate physical forms of
buildings, neighbourhoods and public spaces” (van Dijk, 2011, p 127). However, van Dijk
(2011) suggests the connection may not be one way, but rather design may help create the
stories about future possibilities that then are brought to reality through master planning.
Although built form, urban design and spatial arrangement is a major aspect of all MPEs, from
the planned suburban estate to the private MPC, it has received limited attention in the research
in terms of the creation of meaning and value for commodification and commodity status.
The urban planning literature gives focus to processes that create the right conditions for the
production of urban space. These processes, referred to by and Setchfield and Abbott (2015)
as the pre-planning phase, involve recognising the suitability of a site for urban development
and the organisation of necessary development governance arrangements (I later rename pre-
planning as the pre-production phase to give consistency with the moments in the life of a
commodity – production, exchange and consumption). Pre-planning follows a fine line
between the interests of the developer and the broader interests of the community. Coiacetto
(2007b) develops a model showing how developers actively shape urban social space to suit
particular development types. In particular larger developers with a preference for developing
large new sites engage in pre-planning activities which allow them to create residential
products that target “specific residential market segments” (Coiacetto, 2007a, p 341). Such a
development strategy requires the identification and rezoning of large new (‘greenfield’) sites.
This model provides insights into the activities undertaken by the larger developers to bring
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new sites to be conceived as new urban space. Such developers have the capacity to influence
planning policies, lobby decision makers to release new land for development, set values and
engage in persuasive marketing. This implies that a range of discursive activities must take
place to create the conditions conducive to a given site to being rezoned and developed.
The planning and infrastructure agreement phase (Setchfield and Abbott, 2015) involves the
preparation of the master plan and working with relevant utility authorities in relation to
infrastructure provision. During this phase, communication between the developer and the
relevant planning authority in the early stages of this phase can help establish expectations and
resolve issues about how the new urban space should be arranged. Planning systems can
operate within a continuum of regulatory frameworks from code-based systems to discretionary
based systems (based on assessment of likely impacts at a given site) (Ruming, 2012). In NSW
the process of rezoning land is discretionary in the sense that the developer can approach the
relevant planning authority with a broad range of ideas for an appropriate new use of the land.
Thus part of the planning and infrastructure agreement phase may involve a meeting(s) between
developers and planners (and sometimes other officers) at the relevant planning authority (eg
local government or state planning department). Ruming (2011) explores the value of pre-
development application meetings between the developer and local government planners.
Ruming finds that although pre-development application meetings are important to facilitate
development outcomes, they exist in ‘grey space’ where expectations between Council officers
and developers vary. Importantly, in using pre-development application meetings there is a
“delicate balance between informal interactions and more formal structures” (Ruming, 2011, p
170). There is a risk that developers’ expectations may be unrealistically set such that an
approval is likely to be forthcoming, while the formal assessment process may identify issues
with the development that were not identified during the pre-development application meeting.
While Ruming focuses specifically on the pre-development application meeting, the pre-
rezoning consultation is similar, in the sense that developers are seeking to create greater
certainty about gaining approval.
Early engagement strategies may involve the process of negotiation (Ruming, 2012).
Negotiation in planning and development is based on the concept of a discretionary planning
system, which provides scope for flexibility and trade-offs between particular outcomes. It
involves the developer and representatives of the relevant planning authority coming together
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to establish an agreed framework for how the development might proceed. This can involve
Council giving provisional agreements to amend the LEP, vary development controls or assist
with site investigations to facilitate the development. Thus negotiation provides the opportunity
to facilitate more responsive planning outcomes, while also creating the potential for delays
and possibly opening the door for corruption and regulatory capture (Ruming, 2012).
Nevertheless the incorporation of negotiation as part of the planning system helps to encourage
greater cooperation between public and private interests. The underlying issue is that there are
likely to be disparities between the objectives of the developer and the objectives of the
planning authority.
Master planning involves critical stages of pre-planning and planning phases which necessitate
a range of discursive practices – the use of verbal and non-verbal utterances. This aligns to the
basic commodity circuit model in Chapter 2, which shows how significant aspects of the
production process involve a form of labour that is focussed on the production of ideas,
concepts and faciliting the establishment of new shared imaginations of space (I later refer to
this as discursive labour).
Master planning also involves aligning the elements of the circuits of social reproduction to
create new urban forms that have meaning and value. This is done by presenting an alternative
narrative to either real of perceived notions of existing urban space. Kenna and Dunn (2009)
consider how a range of factors have prompted “the desire for private residential living” (p
806). In particular these factors include perceived lifestyle benefits, neoliberalism, improved
quality of services and infrstructure, and geopolitical instability and urban malaise (Kenna and
Dunn, 2009). This seems to be a consistent theme that is also presented in international
literature on MPEs, and more broadly privatised urbanism (eg Herbert and Murray, 2015).
Private MPEs provide an apparent opportunity for people to escape from the dystopian city.
Datta (2014) considers how gated communities in Izmir, Turkey are the outcome of social,
cultural and gendered proceesses that emerge from the dialectics between nature and culture.
Meaning is shown to be created by appealing to the needs and desires of middle-class women
through particular human-nature relationships, such as natural lifestyle being more healthy.
This relationship is then converted to values through the emerging gated community that
embodies these desires. This demonstrates the importance of understanding the production of
MPEs as a relationship involving socially constructed ideals and preferences.
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3.2.4 Drivers for Master Planned Estates
Early research on MPEs reflected assumptions of privatised urban space in relation to
neoliberalism. The private or gated communities are underpinned by weak state discourses
implying that governments are unable to adequately provide good quality living environments
and as such, a better lifestyle and living environment can be provided in a fully privatised
context (Kenna and Dunn, 2009). Kenna (2010) reports on how some residents moved into
Macquarie Links (a gated MPE in south-west Sydney) due to a perceived social decline in
conventional residential suburbs. Thus in this context the MPEs have become positioned as
iconic spaces of neoliberalism reflecting a withdrawal of those who can afford it from the
public realm and into private enclaves (Gleeson, 2006).
Yet MPEs seem to reflect a number of political economic rationalities. McGuirk and Dowling
(2009a, 2009b) identify key drivers as: technology of state regulation, market logics and more-
than-market logics. The state regulation drivers need to be understood in the context that in
Australia, governments at all levels, and in different ways, play a role in shaping urban space.
Government involvement recognises there are a number of functions that cities need to
perform, including the provision of housing, supporting economic activities, employment
opportunities, recreation, health and safety, and sustainability (Forster, 2004) that may not be
provided by the market. In both the United States and United Kingdon planned communities
with all essential amenities have been promoted as an alternative to urban sprawl (Buckman et
al, 2017). Nevertheless within neoliberal rationalities, the state allows the market to drive the
process as much as possible, while maintaining some level of regulation to ensure broader
social outcomes are achieved.
Market logics are the dominant driving force behind MPEs. The delivery of residential space
is the by-product of private developers seeking to generate surplus value from the production
and sale of residential lots. There are three main reasons why some developers  prefer to
develop MPEs; limited land supply and high cost of residential development, stability of
investment return, and consumer expectations (Coiacetto, 2007a; McGuirk and Dowling,
2009a; Tilt and Cerveny, 2013). In Australia the supply of residential land is controlled by state
governments, which ultimately decide what land can be rezoned for residential purposes. As a
result of the limited supply of residential land, and the high cost of land development,
economies of scale can be achieved through the development of large tracts of land (McGuirk
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and Dowling, 2009a). Master planning is a way of organising the production process while
satisfying broader public interests by ensuring such developments incorporate adequate
physical and social infrastructure, as well as having minimal impact on the environment (Tilt
and Cerveny, 2013).
Given the scale of such developments only large development firms (eg Lend Lease, Stockland,
Landcom) are able to participate and have the degree of financial flexibility to experiment with
innovative approaches (Coiacetto, 2007a). Bajracharya et al. (2007) provide the example of
Greater Springfield in South-East Queensland, Australia one of the largest MPEs in Australia
(expected population of 80,000 people when fully developed). Although under the ownership
of Springfield Land Development Corporation, it established not only alliances with other land
development companies (eg Delfin Lend Lease) to develop specific stages, but also several
local governments, banks, TAFE6 and the University of Southern Queensland to bring
additional services to the estate. The Springfield Land Development Corporation also
established partnerships with the Queensland Government in the provision of infrastructure. At
such a large scale it was in the interests of the Springfield Land Development Corporation to
make use of the considerable expertise across agencies and other developers, as well as share
the costs and organisation.
The increasing financialisation of land development was discussed in Chapter 2 in relation to
housing. Financial investment firms and superannuation funds are seeking to secure attractive
investment opportunities. MPEs provide such an attraction because of their long term and
large-scale nature, which means that they are able to provide a more stable and consistent
investment return (McGuirk and Dowling, 2009a). The inference here is that the very character
of MPEs makes them attractive to financial investment interests. Yet this does not explain how
urban space is produced and shaped in ways that maximise the financial return. In a broader
urban context there is acknowledgment of the various ways the development industry shapes
urban spaces from choice of sub-market and location to influencing policy at local, regional
and national scales (Coiacetto, 2007b). Rouanet and Halbert (2016) go further by suggesting
that large developers, through their injections of financial capital, are in a position to circulate
representations of the desirable city or urban space. In other words it is large development
companies that drive specific demands by establishing particular associations with fashions
6 College of Technical and Further Education (TAFE)
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and new ideas. Market logics form part of the production and become an accepted part of the
underlying drivers of MPEs and their spatial forms.
The “logics of profit and privatisation may coexist with the logics of care and socialisation”
(McGuirk and Dowling, 2009a, p 130). Thus the research by McGuirk and Dowling identified
developers’ stories, histories and philosophies which suggest that more-than-market logics are
part of the drivers for MPEs. Such logics were apparent in interview accounts through a number
of key themes. First, MPE developers going beyond the need to make profit, to demonstrate a
strong commitment to creating an environment in which people can live. MPEs are regarded
as the best means of providing comfortable residential environments in which people love to
live (McGuirk and Dowling, 2009b). Second, MPEs are a means for the developer to express
a social responsibility by facilitating community development and reducing social isolation in
new MPEs (McGuirk and Dowling, 2009b). Third, there is environmental responsibility,
reflecting aspects of the estate such as water recycling, water sensitive urban design, energy
efficiency, minimising landscape disturbance and restoring already degraded landscapes
(McGuirk and Dowling, 2009b).
3.2.5 Governance Processes that Enact the Estate
Unlike other commodities, the production of MPEs can involve direct input from a range of
actors with a diverse range of interests. Thus different logics are entwined into the actual
process of developing the master plan with the involvement of a number of stakeholders.
Minnery and Bajracharya (1999) identify key stakeholder groups as being the developer, local
government (this has multiple roles as the consent authority, advocate for local development
and sometimes a project partner), state government and community activists. The McGuirk and
Dowling (2007) framework includes the consideration of the governance mechanisms that
produce the estate, thus recognising the relevance of the planning processes through which an
estate comes into existence. In NSW there is a history of governments requiring master
planning in relation to the development of large sites (McGuirk and Dowling, 2009a).
Bajracharya et al. (2007) explain this form of governance in Queensland as the “way key
stakeholders interact and negotiate with one another to influence policy outcomes” (p 190).
Yet the advocacy and regulatory roles of local government are conflated and any community
level input is regarded as peripheral, or by and large rejected in terms of being a relevant
contribution (Dollery et al. 2006).
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The production of MPEs and other urban developments, although generally occurring on
notionally private land, conceptually occurs in the public realm. MPEs can involve significant
landscape change, which can be highly controversial and result in tensions between not only
development interests and conservation interests, but local community7 interests. Community
activists articulate opposition to developments through the construct of alternative
imaginations or site interpretations. Local community activism may involve confronting the
issues through engagement with emotional geographies that are not recognised in planning or
environmental assessment processes (McManus et al. 2014) or engaging with some levels of
scientific justification (Jönsson, 2014). Existing local residents’ interpretations of the locality
and its importance to them of remaining unchanged enters into a political struggle. They are
confronted by well-resourced developers who may engage in discursive activities to render
community concerns as invalid or irrelevant (Jönsson, 2014). Kearns and Collins (2012) show
how place attachment creates a strong social commitment to a locality, along with perceptions
that the landscape proposed to be developed, is somehow unique or scarce. In the case study
by Kearns and Collins the developer responded to opposition to a coastal development by
inserting its own logics that proposed the development will improve the area. Jönsson (2014),
in relation to a golf resort in Scotland, shows how opponents to the development draw on both
the ecological significance of the landscape and an unstable sand dune system that would
become a threat to the development’s future. In this case the developer counters this argument
by deriding the sand dune system as nothing special and as a potential threat to nearby rural
land, and thereby establishing their position as savers of the coast. Opposition to development
is generally perceived as a problem and something that adds cost to the development and
creates unnecessary delays. Nevertheless oppositional voices, while they may not be successful
in stopping the development, can help to shape the MPE in ways that may overcome the
perceived social and environmental issues.
7 The term community is used here in the context of opposition to the development and may include the residents
in existing urban areas adjacent to the development site. However it could also include environmental activists
who are concerned about the development. In this sense community is a community of shared interests that
comprises a group of people who are opposed to the development of a site (Latham et al. 2009). However it is
possible within this community the reasons for being opposed are different, for example the local residents are
opposed to any change to the area, whereas environmental activists may be concerned about how it might impact
on ecological values. Notwithstanding it is also likely that within the local community there are also people who
are supportive of the development (eg local business owners who are hoping it will mean more trade and profit).
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Large scale developments incorporate organised community participatory governance structure
into the pre-planning stages. Community participation may be used as part of the visioning and
planning stages to encourage greater ownership or acceptance from the existing local
community. Bajracharya et al. (2007) explain how in the case of Ripley Valley in Queensland,
a community reference group was established as part of the visioning stage to “enable members
of the community to contribute their local knowledge to the master planning process” (p 193).
Such an approach was regarded as a politically acceptable means of getting greater acceptance
from the local community. However it was described as a difficult process and fundamentally
the design of the estate was largely pre-defined. At Casuarina Beach (a beach themed MPE on
the north coast of NSW) previous development applications for the estate had been reportedly
refused due to the objections from local residents and environmentalists.  Thus “to allay any
fears, the developers worked with multiple stakeholders, which ensured a more favourable
response from local Council and residents” (Shaw and Menday, 2013, p 2946). A master plan
was devised based on New Urbanist concepts, which sought to promote integration between
“nature, urban form and consideration of local ecology” (Shaw and Menday, 2013, p 2946).
Getting the local community ‘on-side’ is a discursive and psychological process for the
developer, involving framing the development in ways that are likely to be more socially
acceptable. The governance processes that enact the development therefore require the use of
discursive devices that frame the MPE in ways that are socially acceptable.
3.2.6 Implementation
The implementation of the master plan involves the coordination of a range of processes to
ensure the physicality of the estate comes together in a way that reflects the expectations that
have been created. There has been little research focus on implementation and how the
developer ensures the MPE comes together as intended. Bajracharya et al. (2007) discusses
implementation issues in terms of three critical governance challenges, being compliance,
integration and community development for the Greater Springfield MPE. Compliance is
concerned with legal frameworks within which construction and building work occur. At
Greater Springfield, the operational rules, design and building codes, underpinned by
covenants, were applicable to sub-developers, contractors and subcontractors, as well as
individual property owners, ensuring the overall vision was achieved.
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Integration was concerned with the ability of the Springfield Land Corporation to coordinate
the efforts of the various sub-developers of the site. It involved organising the various activities
at the site to ensure the overall vision came to fruition. Community development was also
identified as the “final challenge to governance”. The MPEs were “designed to foster and
maintain a range of community groups in the area” (Bajracharya et al. 2007, p 196) to ensure
there was an active community life. Furthermore considerable resources were expended by the
developer to support the establishment of resident groups and associations. Thus there was an
expectation that community could be established by building in appropriate mechanisms. This
concept of ‘community’ emerged as a result of investment and it was regarded as important by
the developer because of its potential to lead to greater “customer satisfaction”. Overall
Bajracharya et al. (2007) regard implementation challenges being overcome by having a single
development entity. In this case Springfield Land Corporation was important in coordinating
the sub-developments, contractors and landowners. Yet this work on implementation is brief
and does not establish the reasons for this highly coordinated approach.
3.3 Selling and Marketing
There is a significant amount of discursive activity associated with the moment of exchange.
Marketing is not only a pre-curser to the exchange of the commodity, but the social production
of space by conjoining of the perceived (first space) with conceived space (second space) to
create the illusionary space comprising a combination of the real and imagined within the
boundaries of the MPE (Wood, 2002). This facilitates the production of a more desirable estate
and thereby generates sales. This is more than just communicating the availability of house and
land packages in a particular location, it is concerned with selling the overall vision, the
lifestyle potential and the community that the developer believes (or at least would like the
prospective resident to believe) they have created.  As suggested by Opit and Kearns (2014)
“residential developers do not just sell bricks and mortar; rather, they frequently imbue houses
with deeper significance” (p 92). This is through the social construction of knowledges that
signify particular framings of the environment (Perkins, et al. 2008).
Marketing strategies are a mirror of society, they reflect “its values, norms and preferences”
through signs and symbols (Maruani and Amit-Cohen, 2013, p 92). Thus through analysing the
marketing material this broader research agenda has sought to  not only de-code those aspects
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of the development that are considered meaningful and of value in addition to the actual “bricks
and mortar”, but identify the likely contradictions, tensions and disjunctions in the expectations
set up by the developer (Maruani and Amit-Cohen, 2013).
The two key discursive devices used to facilitate marketing are referred to as ‘landscaping’ and
‘mediascaping’ (Wood, 2002). Landscaping is the use of the actual or enhanced environment
of the MPE. Marketing strategies are entwined in the material existence of the MPE, even in
their formative stages. Wood (2002) identifies how landscaping is a device used not only to
create the MPE environment, but to evoke particular behaviours and understandings about what
is acceptable. In some cases a level of deception is used – the spraying of a green dye over
denuded areas serves to hold the soil together, but also give the appearance of greenness
(Wood, 2002). In other areas landscaping provides physical cues for expected behaviour. The
heavily landscaped entry strip provides a visual feature for visitors (possibly potential buyers).
It also is designed in a way to discourage pedestrians. The focus on sales makes it a priority for
the developer to establish and maintain a visually appealing estate. Cheshire et al. (2009)
highlight the way aesthetics of community dominate the marketing by “maintaining the
physical amenity of the estate so that it continues to attract prospective purchasers” (p 659).
Furthermore the “aesthetics of place is promoted as a key selling point” (Cheshire et al. 2009,
p 659) and as such the developer establishes private legal arrangements through covenants to
ensure the standards for the development are maintained. Yet there are likely to be deeper
reasons why certain arrangements of urban space are more meaningful. This is concerned with
creating landscapes that evoke deep feelings that people find appealing. Landscapes that have
been “engineered” to communicate notions of wealth, care, reassurance and sustainability have
been identified elsewhere, such as in the thoroughbred breeding industry (McManus et al.
2013). While the context is different between residential development and thoroughbred
breeding, the underlying importance of landscaping for visual appeal to create a premium
financial value is very similar.
‘Mediascaping’ is the use of images and written texts that represent the MPE (Wood, 2002).
Marketing materials reflect the particular geographical knowledges that developers attach to
MPE projects. The literature shows how various interconnected themes of nature, community,
lifestyle and safety and security are prominent. One aspect of these marketing discourses is
the way nature is constructed. Nature is often constructed as the antithesis of the urban realm
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(Latham, et al. 2009), and as such city dwellers are perceived as having become disconnected
from nature. Yet Wood (2002) identified how newspaper advertisements for MPEs provide
reconnection with nature by reference to “beautiful landscaped parks and lakes” (p 6). This
reconnection is aligned to a peaceful and relaxing nature. There is also an association created
between nature and lifestyle. Goodman and Douglas (2010) identified ‘lifestyle’ and ‘resort
living’ as major themes in marketing material, captured through the images of water, people
relaxing, and people engaged in recreational activities (eg gym, tennis, swimming). They then
go on to give an account of the disconnect in the way residents actually experience living in
the MPE. This suggests that the real and imagined do not specifically come together to produce
the type of thirdspace envisaged by the developer.
Building on the work of Wood (2002), Opit and Kearns (2014) point to the emphasis on
landscape in many advertisements by incorporating images of water, trees, grass and people,
in such a way that the natural or naturalised is depicted within the built environment. It is
suggested that the imagery provides a connection between nature and community which is
described as “analogous to the distinction between ‘rural’ as idyllic and pure and ‘urban’ as
dirty” (Opit and Kearns, 2014, p 93). Yet this work goes further down the path of providing
the connection between the MPE and its existence as a commodity. The deployment of nature
in advertisements implies that the “community is natural and nature is communal, with
community seen as something innately desirable, and therefore valuable” (Opit and Kearns,
2014, p 101). At the same time it unveils the contradictions. The imagined space of the
developer does not necessarily accord with the actual experiences of the residents in the use of
the lifestyle features (Goodman and Douglas, 2010). The ‘nature’ used to promote the MPE
will be progressively destroyed as more and more houses are constructed. Despite this
significant connection, the work does not give consideration to the way developers can conflate
the key elements of social reproduction with the creation of exchange value.
Advertising is not simply the developer reflecting the desires of potential consumers, rather it
helps to construct new ways of seeing the world. Collins and Kearns (2008) identify that the
dominant view in New Zealand of coastal environments is as remaining undeveloped and
thereby open to the public, but in a way that makes such spaces seem devoid of people. The
presence of holiday homes detracted from the overall experience of going to the beach.
Advertising of coastal property promotes a way of interpreting the coast with human habitation
through private property interests.
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Advertising material makes generalised assumptions about consumer preferences. Maruani and
Amit-Cohen (2013) identify four key themes in advertising material; prestige, landscape,
heritage and developer credibility. Of these themes it was found that potential buyers were
looking for prestige and landscape which were therefore rated as highly important, while
heritage and developer credibility were less important, but still considered relevant. Although
the themes of prestige, landscape, heritage and developer credibility have not been a central
feature of Australian/New Zealand research into MPEs, they are inherent within the marketing
discourse. Prestige is associated with high social status and wealth, which are related to luxury
living and well-being associated with the good life (Maruani and Amit-Cohen, 2013). Thus
developers seek to portray their developments as prestigious either by locating them near
existing similar developments or instilling them with special qualities through textual signs to
make them more attractive to potential buyers. Prestige therefore becomes evident by focussing
on what the development has to offer that may not be available elsewhere. Collins and Kearns
(2008) found that advertisements for coastal residential real estate in New Zealand did not
make direct claims to prestige or social status, but rather focused more on quality, location,
waterfront views and amenities.
Locating development in scenic landscapes also has positive effects in terms of increasing
selling potential. Thus developers use a range of graphic and textual signs in advertising
material to promote the landscape elements that are regarded as essential to the meaning and
value of the estate. Collins and Kearns (2008) noted how many advertisements for coastal real
estate gave very little or no information about the characteristics internal to the dwellings and
the lots for sale, but gave focus to the location relative to the coastal environment. In this case
we can see how the source of value is not seen in the commodity itself (ie the land for sale),
but its geographical relations (Smith, 1984[1990]) to the surrounding landscape. Although the
work of Collins and Kearns (2008) is concerned with coastal real estate rather than MPEs, it is
useful because it shows how through certain words and associations with the coastal
environment new meanings are created.
Heritage is concerned with establishing associations between “places, events or persons that
have played a significant role in the history of the land and are today part of the national or
local collective myth and memory”  (Maruani and Amit-Cohen, 2013, p 97). In Australia this
has mainly involved drawing on the feelings and memories of relatively recent periods
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associated with European settlement. Marketing discourse also seeks to connect people with
emotions, thus leading to emotional-based consumption. In the case of Casuarina Beach, Shaw
and Menday (2013) identify how the developers draw on the nostalgia of beach holidays by
using a retro-referenced architecture based on the designs of fibro beach shacks (from the 1950s
and 1960s). Developer credibility is drawn from thedeveloper’s track record of delivering
quality residential housing estates. Thus the project names incorporate details of the
development company, as well as slogans to connect with a broader theme of development
types to signify credibility.
Australian research shows how marketing materials use themes related to the suitability of the
estate for particular cohorts, relational aspects and community (Maller and Nicholls, 2014).
The marketing discourses identified in the literature on MPEs tend to be largely related to
various aspects of community (Wood, 2002; Rosenblatt, 2005; Chamberlain et al. 2010;
Goodman and Douglas, 2010; Opit and Kearns, 2014). As explained by Opit and Kearns
(2014), community is a particularly strong signifier because it is appealing and reassuring to
prospective residents, and useful to developers because it is open to many interpretations.  Thus
“community becomes a valuable but intangible commodity” when it is linked to “more material
commodities” (Opit and Kearns, 2014, p 93).
The research on marketing aligns with a commodity perspective of MPEs. It highlights
underlying concerns that developers focus too much on strategies to connect consumers-
residents with geographical knowledges which may help to maximise sales, and thereby
improve the exchange value. This come at the expense of ensuring potential residents are aware
of the expectations and commitments that are involved in living in a MPE. However what this
does not show is how the moment of exchange works to create and perpetuate the commodity
status, through a constant engagement with the circuit of social reproduction.
3.4 Living in the Estate
This section is concerned with the literature on the residents’ lived experiences and the
activities of everyday life in the estate and therefore considers the way the consumption of the
MPE occurs. The majority of research on MPEs has focussed on different aspects of the
resident’s experiences of living in the estate. It is at this point the conceived space that had
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existed on plans and in the imaginations of developers and the buyers now becomes a reality.
Yet at another level conceived space is real, and it does not always follow that the experience
of the resident is in line with the conceived space of the developer. The key themes that emerge
are governance, community, nature and lifestyle.
3.4.1 Governance
The theme of ‘living in the estate’ has largely given focus to the way residents negotiate the
various governance arrangements, whether developer-led private, developer-led community,
community-led community or local council-led governance (Bajracharya and Khan, 2010). The
private governance arrangements have tended to be the main focus of MPE research, especially
in relation to gated communites (Low, 2004). This research has concentrated on the extent to
which the developer’s attempts to create a perfect urban environment through the quality of
built forms, provision of community facilities and community formation, actually materialise
to the benefit of the residents. The ‘private residential estates’ (Kenna and Stevenson, 2010)
are legally possible through community title legislation8 which allows for Torrens Title
subdivision of land for residential developments so residents can own their individual house
and land, but with the inclusion of common property which is managed by the homeowners
themselves through a community association, instead of the local council (Kenna and
Stevenson, 2010).
Private residential estates may incorporate physical mechanisms for exclusion such as gates,
walls, fences and signage to indicate private property and communal spaces, collective services
and infrastructure provision. There are institutions for community governance, such as
restrictive covenants, management bodies and owners’ corporations (McGuirk and Dowling,
2007). In a study of four Sydney MPEs, McGuirk and Dowling (2011) identified a range of
covenants that specify the requirements for built form and the behaviour of residents. These
covenants, listed in Table 3.1, are similar to the accounts of other private residential estates
(Gwyther, 2005; Bajracharya and Khan, 2010), although some developer-led community
estates also include similar governance mechanisms (Warr and Robson, 2013).
8 In NSW, Australia community title is possible through the Community Lands Development Act 1989 and the
Community Lands Management Act 1989.
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Table 3.1 Indicative covenants for master planned estates
Built Form Conduct
House colours
House materials
Cleaning of external areas
Colour of window coverings
Materials used for floor coverings
Structures in the backyard
Planting species and heights
Fence height and materials
Use of car spaces
Use of front yards
Noise
Use of common property
Number of people allowed to use the swimming
pool
Allowable size and number of pets
Display of laundry
Source: McGuirk and Dowling, 2011, p 2623
The research to date has predominantly focused on “authoritarian governance” (Johnson, 2010,
p 386) processes in relation to community title and common interest aspects of MPEs. The
resident’s lived experience of private governance is not always positive, for example residents
are required to pay annual fees into the community association fund on top of local council
rates but feel they should not have to pay both (Kenna and Stevenson, 2010). In addition
residents enter into a contractual arrangement compelling them to adhere to a range of
management guidelines and by-laws that are legally enforceable through covenants of the title
of the land that is purchased (McGuirk and Dowling, 2011).  Kenna and Stevenson (2010)
found that some residents encountered a lack of transparency by the developer in relation to
the full extent of their financial and contractual obligations. Residents found there to be uneven
financial obligations as the contribution to the community association fund varied between
residents, depending on the precinct in which they had purchased (also an issue found by
Goodman and Douglas, 2010). Residents were not aware of their full contractual obligations
for ensuring their lot is maintained to a required standard. The residents initially do not have
full control of the estate. Until the estate is completed the developer retains a stake in the overall
estate and can out vote any decisions made by the community association (Kenna and
Stevenson, 2010).
The governance mechanisms may not be sufficiently robust to support the lifestyle features of
the estate. In relation to a private residential estate near Melbourne (Claremont Park), Goodman
and Douglas (2010) identify the difficulties in the governance of the estate with the lifestyle
facilities, community events, future estate development and the owners’ corporation. The
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lifestyle features, including the community centre, gym and pool, were the key elements of the
developer’s marketing strategy, however the residents of the estate reported that the capacity
of these facilities was insufficient to support the large numbers of people living in the estate.
In addition there were problems surrounding the use of facilities, such as rowdy and drunken
behaviour by residents and their guests near the pool. The venues for the events were
inadequate for the number of people, and as the estate has grown larger events had been
restricted to residents only. Finally the idea of the owners’ corporation (or community
association) was to ensure community cohesion through an overall governing body made up of
fellow residents. Residents, however, questioned the value of having such a body and saw it as
responsible for the misuse of the community funds and for not disclosing the full extent of costs
that they would inherit. In relation to the work of both Kenna and Stevenson (2010) and
Goodman and Douglas (2010) it is conceivable that the responses came from those residents
with high levels of dissatisfaction, however it does demonstrate that in some instances private
governance arrangements can detract from the lifestyle and living experience promised by the
developer. Although this work captures examples of how there can be disconnect between the
idyllic lifestyle images promoted by the developer and the realities of living in the estate, it
does not give focus to the cause of this disconnection.
The approach to governance in private residential estates may not all be negative. Johnson
(2010) identifies that many residents like the authoritarian governance mechanisms such as the
“restrictive covenants, owners’ corporation and social pressure to conform to appropriate
behaviour” (p 386). Through these mechanisms not only do residents feel a sense of control
over their living environment, but these mechanisms also provide an opportunity to be actively
engaged in place and community making (Johnson, 2010). In addition the developer eventually
withdraws “active support and therefore their regulatory imprint as the estates mature”
(Johnson, 2010, p 387). As a result “local governance thereby assumes the form that it does in
other localities – expressed through democratic processes in councils as well as through local
organisations” (Johnson, 2010, p 387). According to Low (2004) private governance in relation
to common interest communities in the United States is perceived as a way for local
government to increase housing stock without the associated infrastructure costs. This raises
the issue of why private estates are created in the first place if it is likely that they may
eventually be assimilated into the public realm. Although highlighting the benefits to those
living in private residential estate, this work does not consider the broader social implications
or the long term issues associated with private governance (particularly when it fails).
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Few researchers have related the governance approaches in MPE to broader political economy
concepts. As previously discussed, governance is enacted through covenants that place control
over building and behaviour. The literature identifies a range of private governance
arrangements used to control the built forms and conduct within the estate. Examples of the
type of covenants are listed in Table 3.1 (from McGuirk and Dowling, 2011). These show how
in a given MPE a range of actions and choices are controlled by covenants, which residents
agree to abide with by signing a contract with the developer or owners corporation. Thus the
way consumption occurs is an arrangement between the developer and the resident. McGuirk
and Dowling (2011) put MPEs in the context of emerging neoliberal socio-political logics,
where the means of social reproduction are transferred from being the responsibility of the state
to being the responsibility of households and individuals. McGuirk and Dowling (2011) take
this further by relating governance to ‘consumption’ under these neoliberal contexts, where the
underlying logics being promoted are social reproduction of the self-governing and self-
previsioning consumer citizen, through contractual living arrangements. The concept of the
consumer citizen is used to convey a sense that it is not enough to be a citizen, but it is
necessary be one who also consumes. Later in this thesis I use the term ‘consumer resident’
(also used by Bosman, 2014) in a similar context, but also to convey the idea that the resident
is expected to live in the MPE in a manner that consumption occurs in particular scripted ways.
Thus the market determines how social reproduction and associated material relations should
be used to benefit individuals who are able to participate.
The majority of Australian studies of MPEs have focussed on governance enacted within the
previously discussed private residential estates. Yet the more recent approaches to suburban
development have adopted similar master-planning strategies which are encouraged by state-
driven planning processes (McGuirk and Dowling, 2009a). Thus in the privately developed but
predominantly publicly governed MPEs, the provision of infrastructure and maintenance is
undertaken by the local Council (local government).  There has been less research focus on this
model of enacted governance because it is consistent with the more traditional approach to
suburban development. Nevertheless, these publicly governed MPEs are still ‘capital-led’ and
private developer driven, and as such there may be vagaries in the ongoing governance
arrangements. As Warr and Robson (2014) point out, such MPEs still incorporate covenants
that enforce building design codes. In effect governance in MPEs is a means to ensure the right
type of consumption occurs so that the resident fulfils their contractual obligations.
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3.4.2 Community
Community is one of the most ill-defined and contested concepts in the social sciences and is
considered of limited analytical value (Latham et al. 2009). MPEs have been positioned as
important urban spaces because of their community building qualities (Rosenblatt et al. 2009),
yet developers have engaged imprecisely with the concept to set MPEs apart from other types
of residential developments. As a result a significant amount of research on MPEs has focussed
on unpacking the multiple meanings of community and how these are reflected in the lived
experiences of the residents (eg Gwyther, 2005; Walters and Rosenblatt, 2008; Maller and
Nicholls, 2014). Thus rather than being of limited analytical value, the concept of community
and how it is applied to MPEs, has potential to provide insights into the dialectics of society
and capital relations.
There are three principle ways in which the concept of community is used. Community may
be a place or neighbourhood, a set of shared values and ways of material existence in the world
or shared interests (Keller, 2003; Latham et al. 2009). Community in MPEs may exist in a
number of ways through the built environment (territory), social interactions (attachments) or
the governance arrangements (interests) (Thompson, 2013). In their analysis of community in
a MPE (Springfield Lakes), Walters and Rosenblatt (2008) adopt a communitarian definition
of community which presupposes the “individual as being embedded in, and constituted by, a
complex web of effect laden relationships which include adherence to shared values, norms,
meanings and history” (p 399, following Etzioni, 1996, p 5). It is also suggested that the
communitarian definition is relevant to common understandings of communities of place where
the individual has responsibilities to the development and maintenance of community in return
for benefits that are articulated in terms of social capital (Walters and Rosenblatt, 2008).  Social
capital refers to aspects of “social organisation such as networks, norms, and social trust that
facilitate coordination and cooperation for mutual benefit” (Walters and Rosenblatt, 2008,
following Putman, 1995, p 67). This community of place or place-based community definition
is especially relevant to the type of community that purportedly exists in a MPE.
The research has predominantly considered the way the developer seeks to create community
and the actual place-based community experienced by the residents. Creating a sense of
community is a means of ensuring self-government by residents (Thompson, 2013). Gwyther
(2005) developed the notion of the community compact, which comprises an agreement
between the developer and residents as to the “primary development goal and the dominant
value system or common social code which is intended to operate within the estate” (p 59).
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The ensuing model helps to explain how the previously (Section 3.4.1) mentioned governance
mechanisms function. The common social goals of the community are supported by formal
restrictive covenants through a code of pecuniary beauty (having a well-designed house) and
informal covenants that support the community ethic (commitment of residents to behave and
manage their property to create a symbolic profit). While the community compact provides a
seemingly stable arrangement for both developer and resident, it can be destabilised or may not
become established. In some circumstances the combination of capital-led master planning,
socio-demographic diversity and inadequate infrastructure, created conditions for social
fragmentation, and little opportunity for agreement between residents and the developer (Warr
and Robson, 2013).
Place-based community does not necessarily develop as a result of the master planning process.
In comparing community formation in MPEs to other suburbs Cheshire et al. (2013) identified
several differences. In the MPEs (Springfield Lakes and Forest Lake) the higher frequency of
exchange between residents did not translate into stronger interpersonal connections. However
the residents still perceived the existence of community because of the commodifying
processes of community life, social infrastructure and events/activities provided or facilitated
by the developer (Cheshire, et al. 2013). This resonates with Walters and Rosenblatt (2008)
who identify that the developer creates the illusion of the existence of a place-based community
through symbolic built forms and selective interventions such as events. In their study of a
MPC, Maller and Nicholls (2014) find there is disconnect between the developer’s idea of
community as framed in the marketing material and the future resident’s lived experience of
community. The developer assumes that community can only be found in their estate. However
future residents (mainly young couples) have a broader understanding of community through
their existing family ties, involvement in membership of groups and organisations and
employment that are all independent of being a resident of the estate. Overall the residents do
not have the resources and desire to build the social capital within the boundaries of the estate,
and hence prefer to leave any community-building to the developer. Thus there may not be any
real place-based community except through perception or an illusion that disappears once the
developer withdraws their involvement in the estate. While the ‘collective illusion’ of
community might be sufficient to create a relatively stable arrangement for value adding
(Gwyther, 2005), it does not translate into the existence of a sustainable place-based
community.
68
3.4.3 Nature
As was previously discussed in Section 3.3, the concepts of nature are used as a key selling
point of the estate and are often linked to community (Wood, 2002; Opit and Kearns, 2014).
Although there has been some focus on human-nature relations in urban spaces (eg Head and
Muir, 2006; Power, 2009), there is limited focus in the literature on how residents consume or
use nature in MPEs.
The concept of consuming nature in MPEs relates to the extent to which residents engage with
the vision as deployed by the developer. Tilt and Cerveny (2013) show how residents in MPEs
on the outskirts of Seattle, Washington, are drawn to the estate by the abundance of natural
amenity and its connection to improved lifestyle. However the very nature that attracted
residents to the estate is continually under threat from further development. Shaw and Menday
(2013) show how residents respond to the “images of environmentalism proffered by the
developers and the development” (p 2949). As will be shown with my case study of Murrays
Beach, coastal MPEs may be themed around an “imaginary closeness to nature and lifestyles
that inflict less environmental harm” (Shaw and Menday, 2013, p 2951). This establishes a
discourse of “environmental sensibility”, which developed through consumption which
achieves a measure of social distinction (Shaw and Menday, 2013, p 2951). Thus residents
believe environmental responsibility is the very act of purchasing and living in the estate and
because of their purchase, they are ‘doing their bit for the environment’, as opposed to those
who reside in cities or conventional suburbs. Part of this was a pragmatic outcome where
residents are engaged with conservation environmentalism, involving the protection of natural
spaces, the use of native plants in gardens, encounters with wildlife (see below), the dunes as
a buffer, amenity and green experiences. Yet this translates to a vagueness about the
‘greenness’ of the estate, or the environmental qualities actually being consumed. The main
indicators include: the conservation of natural spaces, visual aesthetics, integration with nature
(using endemic plant species in private gardens) and water and energy efficiency. While it
cannot be established that this ‘greenwashing’ leads to actual ‘sustainable’ outcomes, it
provides insights into how residents engage with or consume the commodity elements that are
more directly derived from the particular socionatures that have been constructed or aligned
with the estate.
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Consuming a particular socially constructed nature that is of encounter with wildlife, has been
explored by Gillion (2014) in a study of a rural residential estate (Nangarin Vineyard Estate,
Picton, Australia). Gillion investigates how residents negotiate the occurrence of ‘more-than-
human’ encounters. Two key components are identified. First, residents actively arrange nature
on their block with extensive and well managed lawns and gardens, which are regarded as a
moral obligation and a practice that enables acceptance into the community (Gillion, 2014).
Second, the location and design of the estate in close proximity to remnant vegetation creates
opportunities for incursions and border encounters by/with native animals. Certain native
animals such as echidnas, wombats and kangaroos are accepted and actively encouraged to
come into their block as part of the amenity of the rural setting. Other animals such as snakes
(because of the possibility of causing bodily harm) and ducks (leaving faeces around pools and
on driveways) were accepted as being part of the space, but nonetheless loathed. Gillion’s
approach explores the discursive and lived entanglements with nature and how they are linked
to the rural idyll. This work infers that rural residential living is highly desirable, but is a
lifestyle that does not appeal to everyone. It does not establish the link between the way nature
adds or detracts from the socially derived meaning of the estate as a result of the lived
experiences of the residents.
3.4.4 Lifestyle
MPEs are promoted as providing the residents with new lifestyles or a change of lifestyle
(Goodman and Douglas, 2010). Yet there is a disjunction between the developer’s concept of
lifestyle, which is more oriented towards the satisfaction of hedonistic needs, and the actual
living and social needs of residents and community (Gwyther, 2005). Lifestyle in MPEs is an
outcome of the interaction of people with the physical and social infrastructure. Physical
infrastructure is the built environment, such as buildings and facilities which create the links
between places and people (Williams and Pocock, 2010).  This physical infrastructure forms
the developer’s idea of the lifestyle features which may include: swimming pools, tennis courts,
sporting fields, club houses/community centres, golf courses, playgrounds, barbeque/picnic
areas, walking trails, cycle paths, and in some cases shopping centres. The literature has
focused on understanding these lifestyle elements to examine how they translate into the lived
experiences of the residents as a whole and different resident cohorts that live within an MPE.
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Less frequently considered are the requirements for social infrastructure. Social infrastructure
is the formal and informal groups and networks that “cater for all sorts of social, professional
and life stage interests and needs” (Williams and Pocock, 2010, p 76). New mothers need
access not only to relevant facilities such public/communal spaces with pram access, breast-
feeding areas and nappy change facilities, but informal social interaction with other new
mothers. The dual income family needs connection with other families and social groups that
are responsive to their work-life commitments. Children have the potential to create a means
of access to social groups that enable wider social interaction. Yet there is a lack of
consideration to creating MPEs that enable meaningful social interaction. For example those
MPEs located on the urban fringe make it difficult for parents to continue working full-time
and make social connections in the neighbourhood. Although the provision of the physical
infrastructure such as footpaths, parks and playgrounds may provide the spaces for interaction,
this does not necessarily create the right social infrastructure needed to build a healthy
community (Williams and Pocock, 2010). Nevertheless Bosman (2014) argues that Active
Adult Lifestyle communities both offer and deliver a lifestyle that meets the needs of retirees,
albeit in a commodified form. The lifestyle aspects of the MPE are often conflated with the
purported community development benefits. While the physical and social infrastructures of
MPEs may facilitate certain levels of community and social capital, they do not necessarily
provide for the needs of all residents and may result in social inequality.
There are groups that reside in MPEs that are disadvantaged or marginalised because they do
not or cannot participate in the ‘right’ sort of lifestyle consumption. Teenagers are identified
as a particularly disadvantaged group. Not only do they need access to each other, recreation
and entertainment, they also need to have access to shared spaces where they are not deemed a
threat. This is followed up by Shearer and Walters (2015) in relation to North Lakes (Brisbane,
Australia). They find that despite the claims of property developers and government to be
delivering the best urban outcomes through master planning, there has been inadequate
planning for teenagers, resulting in their exclusion (physical, economic and ideological
exclusions) from public or semi-public spaces.
Although Williams and Pocock (2010) provide a useful account of the actual lifestyle needs of
particular groups, as well as the necessary physical and social infrastructure, they do not clearly
establish the extent to which these are present in the related MPC. Furthermore this research
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does not give focus to the underlying political economic rationalities that result in spaces of
inclusion or exclusion. Shearer and Walters (2015) interpret this marginalising tendency in
terms of the neoliberal market logics that create MPEs. They are designed to include those who
add to the market value of the estate, while excluding “those with a lesser marketing or brand
value” (p 11). Hence insights are provided into the issues that arise from treating an MPE as a
commodity.
MPEs can be spaces of social tension as there is disconnect between the expectations and
realities of living in the estate (Warr and Robson, 2014). Within MPEs there are socially
acceptable modes of consumption. In some cases this dictates the lived space. Kenna (2010)
explores the expectations of residents moving into Macquarie Links9 with the realities of living
within the estate under a strict private governance system. Residents reportedly had
expectations that other residents would keep their property well maintained in line with
restrictive covenants, however this did not always occur. There is also conflict between the
daily practices of living and the prestige aspects. For example storage of waste bins interfering
with other residents’ views of the golf course and resulting “dirty letters” (Kenna, 2010, p 443).
Although this work does not specifically consider social tensions that arise from expectations,
it shows that because residents are paying additional management fees for the community title,
they believe they are entitled to have aspects of living in the estate controlled to their particular
needs.
The very presence of some residents in the estate conflicts with the expectations of other
residents because their type of consumption is deemed inappropriate. Cheshire et al. (2010)
show renters are perceived as “flawed” consumers because they are considered to not have the
same commitment to aesthetics, ethic or community. They are perceived to undermine the
aesthetics of place by not caring for their homes and gardens, not sharing the same ethics as
home owners (by lacking pride, self-respect and ambition by not being willing to save for a
house) and lacking community spirit as they are likely to be more transient, undermining the
overall value of the estate (thereby impacting on other people’s property values). Cheshire et
al. (2010) draw on the concept of ‘ethic of consumption’ where it is the obligation of the
individual to live well and seek self-gratification so that others can do the same. Cheshire et al.
(2010), while acknowledging that the rental market presents a challenge for MPEs, do not
9 Macquarie Links is a gated community with a focus on lifestyle and security.
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explore the tensions between different scales of property investment that arise from the
movement of capital from the primary circuit of production to the secondary circuit. This means
that there is a reliance on a rental market and rental modes of housing tenure for not only the
renters but also individual property investors (eg those who own 1-2 investment properties).
Although much of the research has focused on master planned private communities which tend
to be mostly aimed at people with an upper middle socio-economic status, MPEs are being
adapted to wider markets. As discussed they are now regarded by both governments and large
property developers as a means of efficiently and sustainably delivering large scale residential
estates within socially acceptable parameters (McGuirk and Dowling, 2009a). Warr and
Robson (2013) explore the social tensions that emerge between residents within ‘capital-led
master planned estates’ (c.f. local council-led governance as conceptualised by Bajracharya
and Khan, 2010).
There is also resident perceptions of imperfect consumption. Bartling (2004) shows how at
Celebration, Florida, the inability for  the promises of the developer (Disney) to be realised
was at the heart of resident discontentment. Buckman et al. (2017), in relation to new
communities in the United States and the United Kingdom, suggests that these communities
are unlikely to have sufficient amenities and as such residents’ needs are still not fully met.
Warr and Robson (2013), in their study of MPEs resulting from ‘capital-led master-planning
approaches’ on the peri-urban fringe of Melbourne (Craigieburn), considered disconnect
between the developer’s vision and claims, and the realities of living in the estates. Residents
identified issues including a lack of opportunities for social interaction and connection, lack of
community feeling, long work commute times, lack of recreational facilities and safety
concerns. The residents were also resentful due to unmet expectations. Other tensions were
present, for example the master plan included a future town centre, however it was reportedly
many years behind schedule and there was also resentment towards non-residents or residents
from nearby estates “leeching off” the local facilities (Warr and Robson, 2013, p 984). Finally
there were also significant social tensions that emerged among residents as a result of socio-
economic and cultural differences (Warr and Robson, 2013). The underlying message is that
capital-led master-planning approaches do not necessarily result in the timely and efficient
delivery of the physical or social infrastructure necessary to create communities.
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3.5 Summary
This chapter has identified key areas of the literature that are relevant to understanding MPEs.
They are socially produced spaces that reflect notions of perceived space (Firstspace),
conceived space (Secondspace) and lived space (Thirdspace). This offers insights into reasons
behind local community resistance to development through community members perceiving
the existing environment in particular ways. Through conceived space developers assert ideas
and imaginations about more desirable or appropriate city spaces. Through lived space
residents of new estates negotiate the ideas of the developers with the practicalities of living.
We also saw how the label MPE is in fact a broad description for a range of large scale and
integrated urban development types that provide a combination of residential housing and other
mixed uses. MPEs are not necessarily all private communities, but all tend to incorporate
building design codes and community building features and events. MPEs are regarded as
something new, signifying a change in the way governments, developers, financial institutions
and consumers perceive housing and spaces of residential living (eg Warr and Robson, 2013;
Bajracharya et al, 2014). While the literature gives limited explicit focus to MPEs as
commodities, we can see that it broadly follows commodity circuit processes of production
(pre-planning, planning), exchange (selling and marketing) and consumption (living in the
estate). Nevertheless some recent works have started to give attention to the predominant focus
on the commodity and market logics and how they become a fundamental aspect of the MPE
(eg McGuirk and Dowling, 2011; Shaw and Menday, 2013; Shearer and Walters, 2014).
Although the literature reveals the tensions, contradictions and disjunctions that arise from this
form of urban development, there has not been any specific consideration of MPEs from a
commodity circuit perspective.
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Chapter 4 Overview of Research Design and
Methods
4.1 Introduction
The methods used in the thesis are outlined in this chapter, along with an overview of the three
MPEs that were studied. The focus of this research is to explore the processes of
commodification and commodity status through the development of the commodity circuit
model. The three MPE case studies were initially10 used to generate multiple data sets that
could be used to test the basic commodity circuit model as developed in Chapter 2. The research
methods therefore include document analysis, targeted interviews, resident post-occupancy
questionnaires and resident interviews.
4.2 The Use of Case Studies in Geographical Research
Geographical research, particularly in human geography, is concerned with understanding the
“background noise” or the detail of the interactions and connections between people and their
environments. The ensuing research approach was therefore based around case studies of MPEs
being developed on the peri-urban fringes of Newcastle/Lake Macquarie (New South Wales,
Australia). The research sites were Murrays Beach, Sanctuary and Pacific Dunes. This thesis
gives specific focus to Murrays Beach and Sanctuary as these provided an important contrast.
Murrays Beach was not part of any strategic planning process and was initiated by a private
sector developer. Sanctuary was part of an overall urban settlement strategy and was
undertaken by a public development corporation, operating within a quadruple bottom-line
outcomes ethos. This contrast was deemed to be sufficient for investigating the process of
commodification and commodity status. Pacific Dunes is a fully private MPE which was
initially based on a golfing theme. Although there was potential for this estate to provide
insights into commodification and commodity status, there was less material available to
undertake the discourse analysis. It was also necessary to exclude one case study from this
thesis to comply with the word limits. Pacific Dunes was selected as the most appropriate case
10 Three case study sites were studied – Murrays Beach, Sanctuary and Pacific Dunes. The research methods were
applied to all three MPEs and data sets were developed. Due to space constraints only two of the case studies
(Murrays Beach and Sanctuary) will be presented in this thesis.
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study to exclude. Nevertheless the data collected from the targeted interviews, post-occupancy
evaluation questionaire and resident interviews may be used for future publications.
Case studies are a way of exploring the detail by engaging with discursive and material contexts
to investigate the in-depth nuances of a phenomenon and its contextual influences and
explanations (Howitt, 2001; Baxter, 2010). The reason for using Murrays Beach and Sanctuary
MPEs as case studies in this research was to provide an empirical basis for developing a
generalised understanding of urban space as a commodity in the context of the basic
commodity circuit model.
Care has to be taken with research on human subjects. The research (targeted interviews, post-
occupancy evaluation questionaire and resident interviews ) had formal approvals from The
University of Sydney  Human Research Ethics Committee (Protocol No. 07-2011/13959).
Appropriate explanatory documentation was given to all research participants (provided in
Appendix 1 and Appendix 3).
4. 3 Research Methods
The study of MPEs necessitates the use of a range of research methods in order to adequately
obtain a comprehensive picture of their complexities. Hence this research uses a number of
qualitative research methods to understand what happens at the moments of production,
exchange and consumption of a MPE. It involves telling the story of the emerging MPE from
its initial conception to the completion of at least some stages (or precincts) in the estate.
Uncovering this story involves gaining an understanding of history and place emergence
through a range of research methods. These include discourse analysis of selected documents,
targeted interviews, post occupancy evaluation questionnaires and resident interviews. Table
4.1 provides a summary of the work that has been undertaken in relation each method
component.
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Table 4.1 Research Method Application
Method Scale Date Carried Out
Murrays Beach
Discourse Analysis 10 Documents
Targeted Interviews 4 Interviews Nov 2011 - May 2012
Post-Occupancy
Evaluation
Questionnaire
120 Distributed
33 Responses
February 2013
Resident interviews 3 Interviews June 2013
Sanctuary
Discourse Analysis 4 Documents
Targeted Interviews 3 Interviews September 2011- May 2013
Post-Occupancy
EvaluationQuestionnaire
90 Distributed
15 Responses
March 2013
Resident interviews 3 Interviews June 2013 – July 2013
Pacific Dunes
Discourse Analysis 4 Documents
Targeted Interviews 3 Interviews February- May 2012
Post-Occupancy
Questionnaire
120 Distributed
20 Responses
March 2013
Resident interviews 3 Interviews August 2013
4.3.1 Discourse Analysis
Discourses are  derived from common assumptions that underpin knowledge and beliefs, social
relations and social identities (Smith, 2006). Discourses are also manifestations of power
through which behaviour, actions and perceptions are shaped and transformed. Discourses are
embedded in communicative mechanisms such as language, texts, maps and graphics, as well
as spatial practices and power relations (Jensen and Richardson, 2004). In geography discourse
analysis is an established interpretative approach for identifying how ideas and knowledges are
used to make sense of the world within particular social and temporal contexts (Waitt, 2010).
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As previously discussed, discourse plays a critical role in creating additional meanings for
commodities to create enhanced value (eg Morris and Kirwan, 2010). In a similar way MPEs
are discursively constructed both to justify the development and to market the completed estate
to potential buyers. This involves the preparation of a range of texts and graphical
representations. In this thesis discourse analysis was used to analyse key documents that were
selected from different development stages (where available) of the MPE case studies. These
selections enabled me to follow the MPE through the commodity circuit stages of production,
consumption and exchange (these documents are listed in Table 4.2, and further clarified in
Table 5.1 in Chapter 5 and Table 6.2 in Chapter 6).
Key documents are “fragments of different knowledge framing processes” (Jensen and
Richardson, 2004, p 61). In relation to spatial planning processes, the texts and imagery in
documents set up particular requirements so that space can be framed and interpreted in specific
ways. The documents, listed in Table 4.2, were selected on the basis of their role in the overall
existence of the MPE and how it fitted into the basic commodity circuit model in terms of
production, exchange and consumption. These were then classified broadly into visonary, pre-
land use change, statutory planning, development application, marketing and building design
code documents.Discourse analysis was undertaken using the constituent texts, maps and
visual imagery. Textual analysis was undertaken by using simple tables divided onto two
columns (Appendices 7, 10 and 11 and Table 5.2) for each section of the the visonary, pre-land
use change, statutory planning, development application documents. The first column was used
to present the selected text. The second column was used to develop a coding based on the
underlying message that was evident within the text in terms of particular practices, attitudes
and experiences (Waitt, 2010). The interpretation was dicussed within the relevant case study
chapter (Chapter 5 or 6) in terms of emerging narratives.
The text for the marketing documents was largely obtained through an analysis of the relevant
estate website. The website was mapped out in relation to different functions. Text was
extracted from the website sections concerned with promotion and marketing. In the case of
Sanctuary a document (This is your natural habitat) was downloaded. The texts were analysed
with particular codings assigned and discussed within the relevant case study chapter.
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Most of the visonary, pre-land use change, statutory planning, development application and
marketing documents are largely visual in nature, relying on maps and visual imagery to ensure
the user can understand the proposed estate with minimal effort. Maps and visual imagery like
texts can also discursively frame space (Jensen and Richardson, 2004). In the case of urban
land development maps and images provide particular representations of the world that help
guide others towards seeing the land use change or development proposal as the
‘commonsense’ vision. Monmonier (1996) explains that while maps have a history of
providing accurate representations of the world, they can be used to present altered
representations that reflect particular interests. In the case of land development and master
planning they can present an ideal vision of the future so that a particular site can be
reinterpreted or instilled with new meanings. In this context maps and visual imagery were
selected from the documents and incorporated as a series of plates within Chapter 5 and 6. The
key representations on the maps were coded in terms ofthe developer’s intentions for the
reader’s understanding of their vision for the estate. The marketing documentation was also
analysed in terms of imagery. The approach to the analysis depended on the complexity of the
particular document. In the case of Nature has crafted it, I used a table that identified each
photograph, gave a desciption and then identified key themes and associations. In the case of
Sanctuary the imagery in the marketing documents was less complex and as such the analysis
was undertaken based on codings of community, outdoor living and nature. Overall discourse
analysis of texts, maps and visual material was deemed to be an important means of obtaining
insights into the production, exchange and consumption of MPEs.
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Table 4.2. List of Documents used as part of the discourse analysis
Development Site Document
Murrays Beach Prudential Financial Holdings (1999) North  Wallarah Peninsula:
Principles and Principles
Woodward-Clyde (2000) North Wallarah Peninsula Conservation and
Land Use Management Plan (CLUMP)
Lensworth Wallarah Peninsula Pty Ltd (2003) North Wallarah
Peninsula Master Plan and Management Plans
DA 3309/2004 – North Wallarah Peninsula – Statement of
Environmental Effects (Development Application for Subdivision –
Stages 1-7)
Stockland (2008) Design Essentials – Murrays Beach
Stockland Murrays Beach – Website
Stockland (Undated) Nature has crafted it
Sanctuary Bluegum Vista Estate: Review of Environmental Factors and
Development Master Plan (Andrews Neil, May 1998)
Sanctuary Design Guidelines (Landcom, 2010a)
This is your natural habitat (Landcom, 2010b) Promotional document
Sanctuary: Big on living, Big on nature (Landcom, 2010c)
Pacific Dunes Development application documentation (Letters, plans and reports)
Master Plan
Design Guidelines
Pacific Dunes – Website
4.3.2 Targeted Interviews
Interviews are an important method for gaining access to information about events, opinions
and experiences (Dunn, 2010). Interviews assist in filling gaps in knowledge, investigating
behaviour, collecting a diversity of opinion and empowering the subjects to play an active part
in a research project (Dunn, 2010; Kitchin and Tate, 2013). Interviews also provide a means of
establishing the depth of perspectives, beliefs and values that cannot be easily accessed through
other methods. Understanding the urban development process involves understanding the
different human agents and what motivated the various actions in the conceptualisation,
planning and design, consent, construction (production), presentation, marketing, selling and
promotion, land acquisition, (exchange), selection, choice, motivation, daily activities,
problems, dislikes, and in the use of facilities (consumption). Interviews were therefore used
to obtain the stories of persons involved in the urban development process.
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Participants were identified by reviewing media releases, organisation websites and marketing
documents and invited to participate in the research by letter (see Appendix 1 for a sample
letter). The participants were able to provide general insights into the urban development
process related to MPEs.. The interviewees included local government planners, state
government planners, transport planners, property developers, urban designers, community
activists, and politicians. As identified in Table 4.1 a total of ten (10) semi-structured targeted
interviews (see Longhurst, 2003 on semi-structured interviews) were conducted with a
selection of people who had direct involvement in either Murrays Beach, Sanctuary or Pacific
Dunes. The interviews generally took place at the participant’s place of employment, or private
residence and in one case an interview room at Lake Macquarie City Library. The duration of
the interviews was from 1 to 2 hours. The open ended questions covered themes of planning,
design and construction, promotion, marketing and consumption (refer to Appendix 2).
Although computer-assisted qualitative data analysis software (CAQDAS) is available for
aiding qualitative research (Peace and van Hoven, 2010), it was decided that a manual
analytical approach would be more appropriate for this research. There are a number of benefits
in using CAQDAS such as being able to manage large quantities of data, however given the
relatively small number of documents and interviews, I felt that a manual analytical approach
provided greater scope to focus on the depth and quality of the material. In this regard the
interview responses were transrcibed in a table form and analysed for emerging themes. The
table was divided into three columns with headings: transcript file, personal log and analytical
log as suggested by Dunn (2010). The emerging themes from the interviews were manually
coded as follows: constraints, drivers for the development, approach taken by developer,
Council and community opposition/concerns, public-private partnership/developer
interactions, the importance of urban design, maintaining design standards and construction
issues.
4.3.3 Post-Occupancy Evaluation
Post-occupancy evaluation is an assessment technique that has largely been used for
understanding building performance for a range of purposes, including focusing on building
occupants and their needs (Preiser, et al, 1988). It gives specific focus to the way buildings
have been designed to meet the needs and expectations of residents (Ibem, et al., 2015). Post-
occupancy evaluation has been used to compare the performance of ‘green rated’ residences
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and conventional residences (Bonde and Ramirez, 2015), by comparing building renovations
that rely on the application of decision support tools (Jensen and Maslesa, 2015). While post-
occupancy evaluation has largely been applied at the scale of the building, it is also useful for
research at the residential estate scale (eg Tepper, 2014). A post-occupancy evaluation
questionnaire was distributed to residents of each MPE studied. Residents were asked to reflect
on their reasons for moving to the estate, their experience of living in the estate and the
importance of the extra features and design guidelines for their MPE (refer to Appendix 3).
This research method was concerned with gaining an understanding of residents’ attitudes and
opinions about the way they live in, or consume, the MPE.  As discussed in Chapter 2 an object
or performance must have some sort of meaning and value to have commodity status. This
meaning and value could be in terms of its use, but also its ability to convey a particular status,
identity or emotional well-bei ng. In relation to a MPE it is concerned with how surplus value
is attained or sought by incorporating particular features that add meaning and significance.
The purpose of the post-occupancy evaluation was to acquire information about the
characteristics, behaviours and attitudes of the resident populations. This is also about
understanding the lived experiences of those who are the consumers of the estates. The main
areas of interest include the reasons for choosing to live in the particular estate, positive aspects
of estate living, negative aspects and some basic demographic information.
For Murrays Beach, the post occupancy evaluation questionnaire was hand delivered to the 120
houses that had been completed and occupied as at February 2014.  This approach resulted in
a 26 per cent response (n = 32) rate with the majority of the respondents being either in full
time employment or retirees. For Sanctuary the post occupancy evaluation questionnaire was
hand delivered to the 90 houses that had been completed and occupied as at February 2013.
This approach resulted in a 17 per cent response rate (n = 15). While this does not necessarily
provide a representative sample, it provides insights into some of the views of the participant
residents. For Pacific Dunes the post occupancy evaluation questionnaire was hand delivered
to the 130 houses that had been completed and occupied as at February 2013. This approach
resulted in a 23 per cent response (n = 30) rate with the majority of the respondents being either
in full time employment or retirees.
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The results of the post-occupancy evaluation questionnaire were tabulated into Excel
spreadsheets. Given the small amount of data  no statistical techniques have been applied. The
tables were then converted to graphs which have been inserted into the relevant section of
Chapter 5 and Chapter 6.
Appropriate explanatory information was provided to all research participants (refer to
Appendices 1, 2 and 3). Ultimately, it was up to inidvidual residents to decide whether or not
to participate in the post-occupancy evaluation questionnaire and follow up interview. The
developers did not have any direct involvment in the preparation or administration of the post-
occupancy evaluation questionnaire. However the developers were informed that post-
occupancy evluation of residents would occur. While Stockland did not express any concern
about undertaking research at Murrays Beach,  the development manager at Pacific Dunes
objected to me administering the questionnaire, suggesting that the residents had been
overloaded with recent development proposals to introduce higher density residential
development into the estate, that was not part of the master plan (in other words there was
significant resident discontent within the estate). The development manager for Sanctuary was
concerned that research on the estate could have adverse implications for sales and profits,
however eventually agreed to participate in an interview.
4.3.4 Resident Interviews
In addition to interviews with non-residents (sub-section 4.3.2), open-ended interviews were
conducted with residents.  These participants were recruited via a form included with the post-
occupancy evaluation questionnaire. Although many questionnaire participants (approximately
5 from each estate) indicated a willingness to participate in the follow up interviews, for various
reasons some of the interviews were not conducted.11 In the end three residents from Murrays
Beach, three residents from Sanctuary and three residents from Pacific Dunes were
interviewed. The interviews where undertaken over the period May – August 2013. Interviews
were held in the homes of the residents within the estate. These interviews were used to provide
perspectives on the resident’s reasons for moving to the estate and their lived experiences
within the estate. The interview questions are provided in Appendix 4. As with the targeted
interviews, the resident interview responses were transcribed into a table form and manually
11 Some did not return emails or telephone calls to arrange interview times and two did not turn up at the appointed
time
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coded as follows: attractive aspects or features, sales and marketing, meeting expectations,
community formation, environmental-living and design guidelines. This coding reflected the
seemingly important aspects of the resident’s living experience and interaction within the MPE.
It is acknowledged that three interviewees from each estate was a relatively small sample and
thereby limits the reliability of the dataset. However I had saturated the potential interviewees
in accordance with the Human Research Ethics Committee approval and  as such there was no
further opportunity to interview additional residents. Nevertheless the research was not reliant
solely on the interviews and, as discussed, a range of relevant research methods were used as
part of a carefully designed approach to ensure that the research was rigorous.
4.4 The Setting for the Research
The case studies Murrays Beach (now a suburb) and Sanctuary (which is part of the suburb of
Fletcher), are two relatively new and growing suburbs situated on the fringes of the adjoining
cities of Lake Macquarie and Newcastle, New South Wales, Australia (refer to Map 4.1). The
specific details of Murrays Beach and Sanctuary are provided in Table 4.2.
Table 4.3 Categorisation of Master Planned Estate Type
Master Planned Estate Case Study
Framework for
Analysing Master-
Planned Estates
Sanctuary Murrays Beach
Governance Mechanisms
 that Produce the
MPE
Landcom (NSW Government) Private development firms,
including:
 Prudential Financial Holdings
 Lensworth Pty Ltd
 Stockland
 that are enacted in
the day-to-day
functioning of the
MPE
Conventional planned estate Partially private community.
Housing Market Context
 Locational Ccntext  Outer fringe of Newcastle.
 Undeveloped site
 Fringe of the settlements of
Lake Macquarie
 Undeveloped site
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 Adjoins existing residential
areas (Wallsend, Fletcher and
Minmi).
 25 km west of Newcastle CBD.
 Adjoins existing areas of
Swansea and Nords Wharf.
 20km south of Newcastle
 Separated by forested zone
associated with the adjacent
Wallarah National Park
 Scale and relative
uniformity of the
housing stock and
Detached houses
Some medium density (yet to be
developed)
Detached houses
 Overall land use
mix
Function/theme Lifestyle  Leisure and lifestyle
 Eco-living
Nature of amenities
and facilities
 Community facilities (yet to be
built)
 Open Space
 Cycle ways
 Pedestrian walkways
 Sporting fields
 Commercial centre (yet to be
built
 Village green
 Jetty
 Café and general store
 Swimming pool
 Picnic area
 Foreshore walking trail
Source: Adapted from Smith (2011)
4.4.1 The North Wallarah Peninsula
Murrays Beach is part of a larger development site called the North Wallarah Peninsula (NWP)
(refer to Map 4.2), which is a narrow strip of land between the Pacific Ocean and Lake
Macquarie, located approximately 30km south of Newcastle . The NWP comprises three major
development sectors: the Coastal Sector, Northern Sector and Lakes Sector (which was
renamed as Murrays Beach (refer to Map 4.3 and Map 4.4). Sanctuary is one of four new
residential estates that make up the suburb of Fletcher, located approximately 16km west of
the Newcastle city centre.
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Map 4.1 Location of Murrays Beach and Sanctuary within the Lower Hunter Valley
Map 4.2 North Wallarah Peninsula Development Site
Lake Macquarie
Pacific Ocean
Caves Beach
Swansea
N
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Map 4.3 North Wallarah Peninsula Development Site – Showing Sectors
Source: Lake Macquarie City Council, Development Control Plan 2014 – Part 12 Area Plan – North
Wallarah Peninsula
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Map 4.4 Murrays Beach in relation to the North Wallarah Peninsula
Source: Adapted from SIX Maps (NSW Land and Property Information, 2016)
The NWP has long been considered important for its biodiversity, scenic and cultural values
(Lake Macquarie City Council, 1999) and its strategic role as a natural buffer between the
Lower Hunter and Central Coast urban areas (Department of Urban Affairs and Planning,
1989). Although some areas of the NWP have a history of mining, large areas had been
relatively undisturbed by human activity. Much of the NWP land is privately owned and as
such there was an expectation that development would be possible. Appendix 5 provides a full
timeline of events, both directly and indirectly related to the development. There were a number
of previous attempts to develop the site. In 1989 Gordon Pacific, and then in 1990 James
Mullins Development, proposed tourist resort and golfing estate developments (Catherine Hill
Bay Progress Association and Dune Care Inc, 2008).  These were opposed by the local
N
Scale: 1:36,112
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community and rejected by Lake Macquarie City Council (LMCC). In 1996 the NWP was
effectively declared off-limits to development through the introduction of land use zonings that
reflected the environmentally sensitive nature of the area (LMCC, 1996).
In 1997 Prudential Financial Holdings (hereafter referred to as Prudential), an investment
company specialising in retirement solutions, life insurance, investment advice and asset
management (Prudential, 2013) purchased the site from the Westpac Bank mortgagee for $8.5
million (Fosters Group, 2005). The Prudential development team set about exploring ways in
which to generate additional value from this acquisition by pushing a development concept. In
1999 the Lensworth Group, a subsidiary of the Fosters Group (Fosters Group, 2005), took
ownership of the NWP and control of the development project. It should be noted, however,
that although the ownership changed the same development team had carriage of the project
until 2004 when the site and development was acquired by Stockland12. In 1997 the
development team working for Prudential approached the Department of Planning and Urban
Affairs (DUAP) to obtain support for the rezoning of the site to allow a mixed use development,
open space and conservation area. A Steering Committee was set up, comprising a partnership
arrangement between LMCC, DUAP and the developer. This committee coordinated the
preparation of a number of preliminary studies to investigate the possibility of a residential
estate on the NWP.
Despite the previous protections afforded to the Wallarah Peninsula, in 2005 a development
application for a master planned residential estate, which became known as Murrays Beach,
was approved. To date Murrays Beach is made up of approximately 120 dwellings within a
coastal forest setting and has a range of features including a swimming pool, café/restaurant,
village green, jetty, bushwalking trails, playground, picnic areas and landscaped open space.
Murrays Beach is a part private community where some facilities are held in community title,
such as the swimming pool, and there are strict controls on building. The infrastructure (eg
roads, water and sewer) is publicly owned and there is full access for the public (no gates or
walls). Stockland is currently both the developer and estate manager.
12 Stockland a major diversified  property development firm which owns, manages and develops shopping centres.,
logistic centres, business parks, office buildings, residential communities and retirement living villages Stockland
was founded in 1952 with a “vision to not merely achieve growth  and profits but to make a worthwhile
contribution to the development of our cities and great country” (Stockland, 2014).
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4.4.2 The Blue Gum Hills
Sanctuary did not have the same controversial emergence as Murrays Beach in the sense that
it was part of a long term strategic planning process that sought to develop the areas to the west
of Newcastle and Lake Macquarie (Department of Planning, 1995). The Sanctuary site was
part of the Maryland– Blue Gum Hills Release Area, forming part of the potential future urban
development for Newcastle as identified in the Hunter Regional Environmental Plan 1989
(HREP) (Andrews Neil, 1998). The Blue Gum Hills-Killingworth (BGH-K) growth ‘corridor’,
covers an area of approximately 8300 hectares (Department of Urban Affairs and Planning,
1997). Thus Sanctuary is the outcome of a combined Newcastle City Council (NCC), LMCC
and NSW Government initiative to make more land available for future residential
development.
The area known as the Maryland-Blue Gum Hills Corridor extends approximately 12 km west
of the Newcastle city centre to Minmi. It comprises an area of remnant blue gum forest and
farming land and occupyies the southern edge of Hexham Wetlands. There are currently four
major residential development fronts in Fletcher – Nikkinba Ridge (Stockand), Hidden Waters
(Mirvac), The Outlook and Sanctuary (Landcom) (refer to Map 4.5).
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Map 4.5 Maryland-Fletcher-Minmi Suburbs of Newcastle
Source: Adapted from SIX Maps (NSW Land and Property Information, 2016)
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4.5 Summary
The research methods include discourse analysis, targeted interviews, post-occupancy
evaluation and resident interviews. These methods were able to provide a multi-tiered
qualitative data set for Murrays Beach and Sanctuary. The results of these methods are reported
in Chapter 5 and Chapter 6.
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Chapter 5 Murrays Beach
5.1 Introduction
This Chapter explores the evolution of Murrays Beach using a combination of discourse
analysis, interviews with stakeholders, post-occupancy evaluation questionnaires and
interviews with residents. Each section considers the multiple time-space trajectories that form
the moments of pre-production, production, exchange and consumption at Murrays Beach. The
narratives within the documents analysed,  and of stakeholders and residents,  and the results
of the post-occupancy evaluation questionnaires, are then used to consider the MPE in relation
to the basic commodity circuit model.
5.2 The Narratives of the North Wallarah Peninsula
5.2.1 Discourse Analysis
In this section I review the key documents produced at various stages in the NWP/Murrays
Beach development. The focus here is to consider the functionality of these documents within,
and the part they play in, the different phases of the development from pre-production (concept,
pre-land use studies), production (development application), exchange (marketing documents
and websites) and consumption (design guidelines). In Chapter 7, I further unpack the notions
of pre-production, production, exchange and consumption in the advanced commodity circuit
model.  At this stage they are used as surrogate terms to place the documents in the context of
the overall development. These documents (see Table 5.1) are examined in terms of their
context, overall content and what they set out to achieve in the establishment of a MPE.
Table 5.1 Development Phases and Key Documents Used for Analysis
Stage Document Date Precis
Pre-
Production
Visionary
Documents
NWP: Philosophies
and Principles
(Prudential Financial
Holdings Ltd)
1999 Establishes the key principles and
“cornerstones” to guide the development.
Wallarah Peninsula:
Integrating Ecology
and Lifestyle
Undated A visual manifesto of ideas, photographs and
sketches. It provides an idea of how the
settlement would be integrated into the site.
Pre-Land Use
Change
Conservation Land
Use Management
2000 Establishes the basis for creating the
conservation areas such as the habitat
corridor and national park.
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Plan (CLUMP)
(Woodward-Clyde)
Local Environmental
Study (LES)
(Woodward-Clyde)
1999 Establishes the basis for precincts with
different development types.
Statutory
Spatial
Planning
Lake Macquarie Local
Environmental Plan
(NWP) 2000 (NSW
Government)
2000 Provides the statutory basis for the
development of the NWP.
Production
Development
Application
Documents
North Wallarah
Peninsula Master
Plan (Lensworth Pty
Ltd) which includes
the following eight
Management Plans13
2003 Provides the more specific detail of how the
NWP will be developed.
Exchange
Marketing
documents
Murrays Beach Lake
Macquarie Website14
(Stockland)
2011 Provides a text and imagery to promote
Murrays Beach.
Nature has Crafted it
(Stockland)
Undated Provides a text and photographic imagery to
promote Murrays Beach.
Consumption
Building
design codes
Design Essentials
(Stockland)
2010 Provides specific details about building
requirements, designs, materials, colours,
and landscaping and ancillary structures
Case Study No 2.1
Murrays Beach
Stockland: Living
inside and out (James
Hardie)
2007 Provides specific details about the use of
fibrous cement products as an appropriate
light weight building material.
5.2.1.1 Visionary Documents
Prudential were aware of a strong local community, LMCC and NSW Government preference
for the NWP to remain undeveloped, be retained as a tract of remnant forest and serve as a
natural buffer between Newcastle/Lake Macquarie and the Central Coast. This preference was
reflected in the land use zoning which constrained any development to private recreation uses.
Consequently the challenge for Prudential was to establish a new vision for the site that would
address the concerns of people with decision making ability (ie NSW Government and Lake
Macquarie City Council).
13 Refer to Appendix F for a full list of the North Wallarah Peninsula Master Plan – Management Plans
14 The analysis of Murrays Beach Lake Macquarie was taken from the 2011 version on the Stockland website.
The current version, 2016 has differences, however the structure of the website and narrative style are similar to
the 2011 version.
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The early conceptual documents such as the North Wallarah Peninsula: Philosophies and
Principles (Prudential Financial Holdings Ltd, 1999)(Philosophies and Principles) and
Wallarah Peninsula: Integrating Ecology and Lifestyle (CIVITAS, undated) (Ecology and
Lifestyle) were largely visual in nature (including axonometric maps, illustrations, artist
impressions and photographs) to help the reader share the imagination of the developer.
The Philosophies and Principles is a non-technical persuasive document, consisting of a small
amount of text in dot point form, diagrams, photographs and maps. It is written so that the
reader only has to do minimal reading to get an understanding of what the developer is trying
to achieve. Although it is likely that the intended readership are local government and state
government decision makers, it is conceivable that it would be publicly available and as such
open to broader public scrutiny. Consequently the extensive use of graphics aims to stimulate
imaginations by showing how residential development on the NWP might be possible without
losing the biodiversity, scenic, cultural and public access values.
Philosophies and Principles establishes a key principle of the development of the NWP to
achieve:
“a planned urban outcome based on the principles of Ecologically Sustainable Development
at a village settlement scale, enhancing quality of lifestyle, social equity, and environmental
awareness” (Prudential Financial Holdings, Pty Ltd, 1999, p 3).
These principles are to be achieved by “integrating state and local government policies”15,
“whole of government approach”, “community consultation”, “effective management” and
“shared benefit”. Underlying the integration of state and local government policies and being
set within the broader Principles of Ecologically Sustainable Development (ESD) (refer to
Appendix 13) is code that the developer is “on-board” with the relevant government policies.
Although it lists policy and planning documents considered by the developer to be relevant,
there is no specific engagement with them to establish how they are relevant. In this way the
development of the NWP is offered to the readership as a positive outcome in that it is guided
by an overarching planning strategy.
15 NSW Coastal Policy (NSW Government, 1997), Cities for the 21st Century (NSW Department of Planning,
1995), A Framework for Growth and Change, Hunter Economic Development Strategy, Hunter’s Coast: Hunter
Coastal Settlement Strategy (NSW Department of Planning, 1994), Hunter Regional Local Environmental Plan
(NSW Government, 1989) , Tourism and Growth Master Plan.
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A significant aspect of Philosophies and Principles is the way it establishes four “cornerstones”
and associated strategies as the basis for “planning a settlement which provides a shared benefit
for the diverse range of users of the site” (Prudential Financial Holdings, Pty Ltd, 1999, p 10).
Prudential asserts its vision of a MPE that “protects and enhances the environment”, provides
“public access to a diversified community”, provides “an ecologically sustainable settlement
which recognises the principles of inter-generational equity” and provides “an ecologically
sustainable settlement which minimises impacts on environmentally sensitive areas”
(Prudential Financial Holdings, Pty Ltd, 1999, pp 11, 17, 24 and 29). Hence the discursive
constructs reflect a socially constructed nature that is in need of protection and enhancement.
The social construction of nature occurs in ways conducive to capital accumulation interests
through visual discursive approaches. Ecology and Lifestyle (CIVITAS, undated) was a visual
document using a combination of axonometric maps, illustrations, artist impressions and
photographs of spatial representations of the Lake Sector, Northern Sector and Coastal Sector
of the entire NWP development so that the reader could share the imagination of the developer.
The Location Plan (Plate 5.1) of the entire NWP shows the proposed land use zones - mixed
use areas, residential lots, eco-cluster residential lots, open space and conservation areas. It also
shows the village and residential areas in clusters with tree retention. The level of ‘greenery’
on the plan creates the impression that the development might be more acceptable because it
involves conservation of the tree vegetation. In relation to the Lake Sector (later to become
Murrays Beach) there is an illustrative axonometric and some artist impressions (Plate 5.2 and
Plate 5.3) showing the way buildings and roads would be positioned with numerous trees to be
retained. There are three inset illustrations of people walking on the pier, swimming and
walking within the village area (which is also amongst trees). The village centre sketch plan
shows there will be a number of retail shops, in addition to a hotel, community hall, a village
green, a pier, kayak storage huts, a boat launch and car parking, in relation to the adjacent
residential areas. This plan also includes an inset illustration showing people strolling or
congregating on the pier, and people sitting on the village green. There are two further
illustrations; one also showing a perspective of the village green and another showing a portion
of the village centre oriented towards the pier and an impression of Lake Macquarie. The key
impressions from these sketch plans and illustrations is a place where people are relaxing and
engaged in leisure and recreation, the presence of trees and unimposing buildings.
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Ecology and Lifestyle also seeks to convey a sense of realism. It includes a series of
photographs of settlements surrounding lakes (Plate 5.4). There are two pages of small
photographs showing selected examples of lakeside built forms and design, such as
weatherboard houses, houses set amongst trees and streets, a modern style café with outdoor
dining, a road going through a forest and foreshore facilities such as a playground, pier and
boat sheds. Although no explanations are provided about the photographs, and it is left up to
the reader to make their own interpretation, the developer through Ecology and Lifestyle is
indicating that a quality residential development that responds to the lake environment is
possible.
Plate 5.1 Location Plan of the North Wallarah Peninsula
Source: Ecology and Lifestyle (CIVITAS, undated)
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Plate 5.2 Conceptual Layout of Lake Sector Village Precinct
Source: Ecology and Lifestyle (CIVITAS, undated)
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Plate 5.3 Illustrative axonometric and artist's impressions of Lake Sector
Source: Ecology and Lifestyle (CIVITAS, undated)
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Plate 5.4 Photograph collage providing examples of possible built forms
Source: Ecology and Lifestyle (CIVITAS, undated)
In this way Philosophies and Principles and Ecology and Lifestyle are pivotal documents in
the development history of Murrays Beach because they deliver a vision. This vision is
concerned with a reinterpretation of the NWP as a place where a development might be
possible. In this we see how textual and visual representations of space enable the separating
out of an area and mobilising of new spatial imaginations. Prudential therefore creates the NWP
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as space of possibility and as such a possible commodity has been or is being created. The
imagined space nevertheless creates expectations, yet it is different to the actual space that
emerges. In addition further discursive work is needed to show how this vision can be realised.
5.2.1.2 Pre-Land Use Change
Prior to the lodgement of an application to rezone the site (ie change the designated land use
from private open space and recreation to residential, mixed use, National Park and
conservation) Lensworth, LMCC and DUAP collaborated to produce a number of detailed
studies of the ecological, scenic and cultural values. The part that LMCC played in the NWP
pre-planning process needs to be understood in the context of the multiple roles of local
government in NSW and more broadly Australia. Local government has the role of being a
regulator of land development through the administration of the Environmental Planning and
Assessment Act 1979, and the role of being an advocate for the community which involves
encouraging and supporting economic development (Dollery et al., 2006). In this latter role the
LMCC entered into a private-public partnership with Prudential/Lensworth16 to investigate the
possibility of re-zoning the NWP to allow for urban development. Two key documents that
emerged from this process were the Local Environmental Study (LES) and the Conservation
and Land Use Management Plan (CLUMP), both initiated by LMCC. Understanding the
discursive framework of these documents provides insights into the knowledge systems and
power relations that come into play in the production of this particular MPE commodity.
The LES provides a preliminary environmental assessment of the site in terms of opportunities
and constraints (Lensworth Pty Ltd, 2003).  It also incorporated a landscape capability
assessment to establish the extent to which the site was suitable for urban residential
development based on visual, geophysical and ecological criteria. Based on the landscape
capability assessment, the LES identified four types of developments that could be integrated
into the NWP environment. These were: Development Type 1, which was considered suitable
for large lots for low-density development at the perimeter of the site(this would necessitate
high retention of natural vegetation); Development Type 2, which were the clusters of
development lots planned as a transition between Types 3 and 4, and the large low-density lots
of Development Type 1; Development Type 3, which were smaller lots in cluster precincts of
16 During the preparation of the pre land use studies the developer changed from Prudential to Lensworth.
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20-40 lots; and Development Type 4, which were the urban village settlements. The LES
therefore demonstrated a possible approach for integrating the requirements of a residential
estate (eg roads, services, dwelling houses) within an existing forest and heathland vegetation
ecological community. The spatial practices involved investigations to establish the suitability
of different parts of the site for residential development, and the form that such development
should take. In doing so the NWP is positioned into areas where it was possible to anticipate
socially acceptable development of this particular site.
The NWP project did involve broader conservation and public access objectives, as a means of
harnessing support for the residential component. The CLUMP was prepared by consultants
Woodward-Clyde (a division of URS Corporation) for LMCC. It is a spatial planning document
that cross references with the LES to ensure that a conservation strategy is in place.  The
CLUMP gives recognition of the high biodiversity significance of the NWP. It provides a
conservation strategy that involves establishing a reserve system by selecting those areas that
are deemed more suitable for conservation. The conservation strategies presented in the
CLUMP included the creation of the 180 hectare Wallarah National Park and ecological/ bush
fire management perimeter buffer zone, the creation of the Forest Red Gum Reserve along the
eastern foreshore of Lake Macquarie, a habitat corridor linking the Wallarah National Park to
the Forest Red Gum Reserve, conservation of all identified Aboriginal heritage items and the
dedication of additional public lands on the foreshore (Woodward-Clyde, 2000). Thus through
the CLUMP power relations of scientific knowledge of ecology are used to discursively select
elements of the existing environment considered suitable for conservation and therefore not
being developed, while also establishing a knowledge that some parts of the NWP are suitable
for residential development.
The CLUMP is divided into four main sections: Introduction; Environmental Management
Principles and Suitability Assessment; Development Planning, and Guidelines for Sectors and
Precincts. The introductory section adopts both an authoritative and informative style that
attempts to convince the reader of the credibility of the CLUMP itself. As shown in Appendix
7(2) the opening paragraphs of the CLUMP focus on authorship, community consultation and
stakeholder involvement, purpose and where it fits into other planning texts on the NWP. The
legitimacy of the CLUMP is established by making it clear that it is a document prepared by
LMCC, rather than the developer. The CLUMP states that it is the outcome of extensive
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community consultation and the involvement of DUAP and the National Parks and Wildlife
Service (Woodward-Clyde, 2000, p 1-1).  The document does not explain the motivation
behind the partnership between local government, state government and the developer;
however it is likely that such an approach was regarded as the best means of ensuring that a
desirable conservation outcome for the NWP could be achieved, whilst still allowing residential
development on the site. The text explains that the purpose of the CLUMP is effectively as a
guideline for Council, the developer and the community on how to achieve the best
conservation outcomes for the NWP.
The introductory section establishes multiple objectives to bring the vision for NWP into
reality. The CLUMP provides for development that “integrates the natural and developed
landscape” (p 1-1)17. It deems important that development respects the ecological, Aboriginal
heritage and scenic values of the NWP. Notions of liveability and sustainability are grouped
together through the “creation of attractive and safe neighbourhoods” (p 1-1) and “meeting
housing needs” (p 1-1), together with “achieve a sustainable environment for current and future
generations” (p 1-1).  There is also a more subtle, but nevertheless present, economic
development focus that is conflated with social equity. Thus the underlying vision includes
objectives that produce “development outcomes”, “economic opportunity”, “employment” and
“public access” (p 1-1). The creation of a sense of community is considered important. The
objective establishes the linkage between the “scale and character of the development” (p 1-1)
and how this “reinforces the sense of community” (p 1-1). Finally, the CLUMP echoes notions
of environmental stewardship. Humans are regarded as an “integral component of the
environment” (p 1-1) because they have a “responsibility for wise and sustainable land use
management” (p 1-1). The introductory section of the CLUMP is focussed on creating a sense
that land development is necessary but can be achieved together with conservation outcomes.
The NWP project was conceived at a time when the idea of Ecological Sustainable
Development (ESD) (Appendix 13) was emerging as a way of thinking about development and
the environment (Hutton and Conners, 1999). The Environmental Management Section (see
Appendix 7(3) provides insights into how the CLUMP aligns the development of the NWP to
ESD. Specific language coded within the text establishes a commitment to ESD, ecological
17 Here the citation  (eg 1-1, 2-1) format relates to the page numbering system used in the CLUMP (Woodward-
Clyde, 2000)
103
imperatives, economic development, social inclusivity and the appropriate role for
sustainability. Yet the CLUMP actually provides an interpretation of the “basic elements of
sustainability” (p2-1) as they have been adopted. It recognises the importance of ecological
integrity and functioning material processes for ensuring long term social, economic and
environmental benefits. The economic development element is retained but toned down
through the use of the word “vitality” to ensure the importance of employment and the means
for providing people with the opportunity for a “higher quality of life” is not lost. The CLUMP
also frames the notion of social equity as providing all people with an opportunity to “achieve
economic, environmental and social well-being” (p2-1). Thus the language embedded within
the text is used to build a new knowledge of how ESD might be related to a particular site.
Using its particular interpretation of ESD, the CLUMP suggests an appropriate role for
sustainability as “a guiding concept, rather than an end state”. The CLUMP then goes on to
establish where ESD is applicable to the NWP development by suggesting it be applied to “the
protection, restoration and management of the ecological values throughout the site” (p2-1).
The Environmental Management Principles also includes subsections on suitability
assessment, conservation and land use framework, and the biodiversity conservation strategy.
The key spatial practice discursive frames are summarised in Appendix 7(4). Some
development sites may be endowed with certain qualities that make them different and worthy
of special treatment. In this case study, the CLUMP identifies that the “North Wallarah
Peninsula Project site presents a unique combination of physical, ecological and cultural
values” (Woodward-Clyde, 2000, p2-1). This way of framing the NWP triggers the need for
special consideration through “planning and management” (p2-1). The “visual, geophysical
and ecological” (p2-1) aspects establish a criteria for conservation. The ecological values are
confirmed “through a series of fauna and flora surveys” (p2-2), while also acknowledging that
the NWP has experienced periods of disturbance and recovery. In other words, certain parts of
the site, because of the disturbance history, are not ‘pristine’ and therefore may have
development potential.
5.2.1.3 Statutory Spatial Planning
The statutory spatial planning process represents a moment where the reinterpretation of the
NWP is legitimised through a legal process. Up until this point there has been no guarantee
that the proposed land use change would be approved by the NSW Government. The Lake
Macquarie Local Environmental Plan (North Wallarah Peninsula) 2000 (LMLEP) (NSW
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Government, 2000) established the statutory basis for the enactment of the spatial practices
espoused in the LES and the CLUMP. The LMLEP include an overall set of aims which
underpin an overall philosophy for the NWP and a set of land use zones.
Objectives
The aims of the LMLEP (listed in Table 5.2) include a number of key words that seem to be
fundamental to the development of the NWP.  By focussing on these key words it is possible
to derive the underlying knowledge system.  Thus “consistent” implies that any development
will be compatible with the approach of integrating the “natural and developed landscape”.
Furthermore development must be compatible with the specific values that have been assigned
to the NWP. The word ‘value’ appears and is often associated with the notion of importance,
significance or meaning, rather than a monetary value assignment.
Table 5.2 Discourse analysis of Lake Macquarie Local Environmental Plan 2000
Text Key Words
(a) provide for the development of certain land at NWP
that is consistent with the integration of natural and
developed landscape and conservation values attributed
to the land, and
Consistent
Integration
Conservation values
Natural landscape
Developed landscape
(b) ensure that the Council and approval bodies
acknowledge and consider the conservation principles
that have been identified for the land at NWP, and in the
Conservation and Land Use Management Plan ,
Conservation principles
(c) direct the future use of NWP in a manner that ensures
sensitivity to the physical, social and natural
environmental values, and environmental heritage, of
the land, and
Future use
Sensitivity
Values
(d) achieve ecological sustainability through an
harmonious integration between the natural and
developed landscape, and
Sustainability
Harmonious
Integration
(e) to properly integrate humans within their
environment.
Integrate
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The word “conservation” is associated with retaining aspects of the biophysical environment
and is generally taken to be the opposite of development.  Conservation is used twice in the
objectives in two different ways. The first objective refers to “conservation values” which
reflect on the fact the NWP exhibits certain qualities that are highly valued in an undeveloped
state.  The second objective is concerned with achieving conservation outcomes through the
“conservation principles” identified in the CLUMP. Principles are conceptual sign posts
through which actors (being Council and approval bodies) can ensure that conservation occurs.
Through the objectives a vision of the “future use” of the NWP is articulated. This reflects the
view that through planning the development will take a particular trajectory that will have more
desirable outcomes. In this case such a trajectory seeks to ensure the “sensitivity to the physical,
social and natural environmental values” (NSW Government, 2000, s.17,ss.c). It gives the
impression that planning has a power to control the future. Land use is going to be directed
through the LEP, which will ensure “sensitivity” to the different values.
The fourth objective seeks to “achieve ecological sustainability through a harmonious
integration between the natural and developed landscape” (NSW Government, 2000, s.3, ss.d).
The concept of sustainability/sustainable development occurs throughout the planning
documents on the NWP in many different ways. In this case the term used is “ecological
sustainability” which implies that a particular end state will be achieved through a new path
which involves a “harmonious integration” between the “natural” and “developed” landscape.
This implies that past practices associated with urban development may have been less
harmonious. It reflects the rationality that sustainability is primarily derived from a particular
type of integration between “natural” and human systems.
The fifth objective of the LEP is to “properly integrate humans within their environment”
(NSW Government, 2000, s.3, ss.e). The notion of “properly” creates a perspective where
humans have become detached from nature and this detachment is detrimental to ecosystems.
The solution then is to create a development that creates a better connection.
Land Use Zones
The LMLEP refers to land use zonings indicated on “the Map”18, and as such space is divided
into groupings that reflect land uses considered appropriate. The LMLEP also includes a land
18 This is land use zone map that accompanies a local environmental plan.
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use zone table where each of the land use zones is assigned a set of guiding principles or
objectives, a list of developments that do not require consent (Exempt Development), a list of
developments that require consent and a list of developments that are prohibited19. Thus land
use zones were identified as those lands appropriate for: open space (being either public or
private recreation), environmental protection (Coastal lands, Wildlife Corridor), National Parks
and Nature Reserves (Wallarah National Park) and “Special Development” (Sustainable Mixed
Use Development).
Despite the predominance of open space and environmental protection zones, half of the site
was identified as the special development zone, also referred to as “Sustainable Mixed Use
Development”. This reflects the predominant land development agenda within the overall
planning process for the NWP. The principle objective of this land use zone was:
“to achieve a planned urban outcome, based on principles of ecological sustainability, at a
village settlement scale, enhancing the quality of lifestyle, social equity, and ecological
awareness” (NSW Government, 2000, s.17,ss.1).
In other words this is the space in which different residential development types could occur.
The concept of “ecological sustainability” is defined as “development that meets the needs of
the present without unduly compromising the ability of future generations to meet their own
needs” (NSW Government, 2000, s.5,ss.1). The definition of ecological sustainability is a
modified version of ESD (see Appendix 13) that in this context largely reflects the restrictions
to be place on tree removal (the adaptability of the sustainability concept has been noted
elsewhere eg Krueger and Gibbs, 2007; Smith, 2012). Thus within this land use zone the
LMLEP contains requirements that govern the way development should occur. In this case the
zone objectives specify that development would need to be compatible with the development
types identified in the LES, and in this way the development types identified through the pre-
land use change studies (non-statutory planning) are incorporated into the LMLEP.
5.2.1.3 Development Application Documents
The North Wallarah Peninsula Master Plan (NWPMP) was prepared by Lensworth Pty Ltd
following its acquisition of the NWP in 2002. The NWPMP is the supporting document that
19 This is typical for all local environmental planning instruments in NSW.
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accompanies the development application for the subdivision of land and construction
infrastructure. It was submitted to LMCC for assessment to determine whether or not the
proposed development of the NWP would be granted consent. Furthermore the document
would be placed on public exhibition with the community given an opportunity to make
submissions. The NWPMP is also inherently political because it is written in a way to convince
LMCC and the community of the merits of the development, as well as providing the blueprint
for the long term development and conservation of the NWP. The NWPMP provides some
overall visionary text, before providing the detail through the Land Use Development Plan.
The NWPMP also included eight supporting Management Plans that serve as the guidelines
“defining how development will proceed on the site” (Lensworth Pty Ltd, 2003, p 45). The
Management Plans were produced by a range of planning and environmental consulting firms
engaged by Lensworth, and rely on particular technical expertise.  The plans address specific
details about how the NWP will be developed and how the development will be integrated into
the existing environment. The key discursive constructs from the summaries of Ecological Site
Management Plan (Manidis Roberts, 2003), Built Form Management Plan (Architectus, 2003),
Social Equity Management Plan (Environmetrics, 2003), Construction Management Strategy
(Sinclair Knight Merz, 2003a), Bushfire Management Plan (Conacher Travers (2003) and the
Physical Infrastructure Management Plan (Sinclair Knight Merz, 2003b) are provided in
Appendix 8. In addition the NPWS produced the Interim Management Guidelines (NSW
National Parks and Wildlife Service) in a style consistent with other Management Plan
documents.
The vision statement in the NWPMP reiterates the fundamental basis for the development (refer
to Appendix 7(5)) by constructing a new knowledge about the integration of lifestyle and the
natural environment. The vision introduces the concept of sustainable development as human
activities:
“not adversely impacting on natural resources, but using them in ways that benefit the
community now and in the future” (Lensworth, Pty Ltd, 2003, p v).
This vision needs to be understood in the context of urban development practices that generally
involve substantial modification and transformation of relatively untouched environments. The
NWPMP focuses on establishing further rationalities behind the development of the NWP. The
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key discursive constructs (see Appendix 7(6)) are the ‘conservationist developer’ and the
‘socially responsible developer’. The conservationist developer discourse acknowledges the
“high environmental quality” and the “finite natural assets” of the NWP (Lensworth Pty Ltd,
2003, p 1). The notion of high environmental quality captures previously mentioned
biodiversity, scenic and cultural values of the site. The concept of finite natural assets
acknowledges that areas like the NWP are unique and highly important to people, and as such
the idea of significance or value is retained. Yet such elements are considered as needing
“protection and sustainable management” (Lensworth Pty Ltd, 2003, p 1), in other words
human intervention and involvement in this environment is necessary.
Within the discursive constructs there is an underlying agenda that seeks to convince the reader
(intended audience is likely to be Councillors, Council planners and the community) that the
development of the NWP is a good idea, makes sense and supports the desires of the
community by having a high conservation focus. It could also be argued that there is a subtle
political process in play whereby Lensworth seeks to establish its image as a conservation
focussed developer. At the same time Lensworth are seeking to marginalise the more extreme
conservationist elements and appeal to the more moderate elements through discourses of
conservation focussed development. Consequently the NWPMP (Appendix 7(7)) introduces
the concept of a “community of choices” which is what the estate has to offer potential
residents, being “choices of lifestyle”, “choices of housing” and “choices of natural setting”
(Lensworth Pty Ltd, 2003, p 21). This notion of choice is framed as something that is positive
about the development and the reasoning behind the range of land uses that are incorporated
into the NWPMP.
Lensworth suggest that the community “must reconcile the choice between the competing
demands of protecting the natural assets of the area and the demands for opportunities to live
in these areas” (Lensworth, Pty Ltd, 2003, p 21). Here the concept of choice is also used to
justify the development in this location. As previously mentioned, this document is a
development application, and as such Lensworth is trying to place a positive framing on the
development proposal in view of past conflict between conservation and development interests.
The socially responsible developer discourse places the developer as a practitioner who can
implement population management strategies. There is an emphasis on knowledge of
population and demographics establishing a future need for additional housing. The Lensworth
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document makes reference to how the “Coastal Urban Settlement Strategy identified the
increasing pressure for land in Lake Macquarie” (Lensworth Pty Ltd, 2003, p 1). In particular
the “population of Lake Macquarie is expected to increase by 1,000 people per annum to reach
210,000 people by 2015” (Lensworth Pty Ltd, 2003, p 1). This statement is followed by;  “the
LMCC Lifestyle 2020 warns that over that time a total of 19,900 homes will be required to
house the growing Lake Macquarie population...” (Lensworth Pty Ltd, 2003, p 1, following
LMCC, undated). This population management discourse draws on social anxieties about the
ability to ensure there is adequate housing to meet the needs of the population. The developer
comes forward suggesting they can help to address this potential housing supply problem, if
only their proposed development is allowed to happen.
The Development Land Use Plan (reproduced in Plate 5.5) provides an overview of how the
combination of conservation outcomes and social responsibility will be achieved. This is
established in terms of how Lensworth make sense of the diversity of land uses that came about
through the CLUMP, LES and NWPLEP.
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Plate 5.5 North Wallarah Peninsula Development Land Use Plan
Source: Lensworth, 2003, p 21
The NWPMP provides greater clarity of the diversity of land uses that came about through the
LES, CLUMP and LEP. As can be seen in the Development Land Use Plan, the NWP is
planned into the Wallarah National Park, Habitat Corridor (Public), Coastal Lands (Public),
Riparian Zone and Coastline, Bush Park (indicative location), Open Space (Public), Eco
Residential Type 2 (these are the combined Development Types 1 and 2 identified in the LES),
Development Type 3 and Development Type 4 (urban village settlement). Through this and
the accompanying text, the NWPMP establishes concepts of ‘spaces of protection’ and ‘spaces
of special management’ for the NWP. This is a particular discursive construct reflecting spatial
practices where land that exhibits particular types of significance is regarded as more
appropriately being in public ownership and thereby having limited value in terms of private
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investment. Such areas will require a “collaborative approach that involves all stakeholders”
(Lensworth, Pty Ltd, 2003, p 22). In other words where non-monetary values are given
recognition then a discussion about transferral of the land to public ownership is necessary.
The Wallarah Peninsula National Park is a space of protection formulated as part of the
CLUMP and LES from land dedicated by Lensworth. It was identified that “as a result of
studies undertaken for the LES and extensive consultation with the NPWS, the land for
Wallarah Peninsula was transferred from LWP to the NSW Government in 2001” (Lensworth
Pty Ltd, 2003, p 22). The site of the Wallarah Peninsula National Park was selected due to its
significant biological resources, significant recreational resources, significant scenic values
and the coastal environment and significant Aboriginal heritage, along with a broader strategy
to form a system of coastal conservation reserves and national parks (NSW National Parks and
Wildlife Service, 2003). Consequently, a space of protection was established.
The detail supporting the NWPMP was contained in the accompanying management plans
(listed in Appendix 8). In particular the Built Form Management Plan (BFMP) (Architectus,
2003) was developed to provide “performance based design guidelines to maintain flexibility
in determining the location of development in response to LES mapping” (p i). This allowed
for a more adaptive approach to site planning in the development application (for individual
houses). In this regard the developer was not prepared to completely constrain the development
by imposing any particular built form. The BFMP uses an authoritative style to establish a
series of design considerations for the Lake Sector, Northern Sector and Coastal Sector. These
guidelines were largely aimed at ensuring the built forms such as dwelling houses and other
buildings do not stand out and dominate the perceived natural qualities of the NWP landscape.
Overall the development application documentation can be interpreted as providing the detail
of the actual form of the commodity, sufficient for it to be accepted and approved by LMCC
as the local planning consent authority. Yet the commodity itself needs acceptance by potential
buyers.
5.2.1.4 Selling the Dream: Key Documents associated with exchange
The moment of exchange is when the land that forms the NWP /Murrays Beach is transferred
from one owner to another owner. As discussed in Chapter 2, exchange is the part of the
commodity circuit where the value held in the land from capital investment and the labour
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power are converted to a monetary form for the owner/developer and a new owner takes control
of the land or individual house lots which have been subdivided into separate land titles. The
process of exchange is more than just a monetary and property transfer, it is the process of
discursively constructing elements of the environment to maximise the realisation of value in
monetary terms. Exchange is coded in many aspects of the design of Murrays Beach and this
reflected in the marketing documents. Two key sets of documents were analysed; promotional
material taken from sales documentation and Stockland’s20 website section for Murrays Beach
(Stockland, 2011).
Nature has crafted it
The sales brochure Nature has crafted it (Stockland, undated) is one of a number of brochures
about Murrays Beach that was available from the Visitor Information Centre21. It is a glossy
A1 fold up sheet comprising predominantly photographs (#19), a small amount of text, a few
sketches and a simple map. Some of the participants in the post-occupancy evaluation (reported
in Section 5.3.3) gave an account that they found out about Murrays Beach by driving in and
having a look. Nature has crafted it is the type of document that can be given to someone (a
potential buyer) who just ‘drives in’ and goes into the Visitor Information Centre, to enhance
their interest through a combination of visual and textual reference points that allude to the
features and activities that are considered by Stockland to be important to Murrays Beach.
Table 5.3 provides a summary of the contents and an analysis of the associations that might be
drawn from the photographic representations.
20 In 2004 Stockland took ownership of the site (as per the timeline in Appendix 5)
21 Nature has crafted it was obtained from the Visitor Infromation Centre in 2010 during my first visit to Murrays
Beach.
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Table 5.3 Photographic Interpretation of Nature has crafted it
Photograph Description Key themes and Associations
1 Cover showing sunset view
of Lake Macquarie with
simple map showing
location.
Spectacular views
This is where Murrays Beach is located
2 Man and child fishing from
jetty with lake in background
(including pelican)
Lakeside leisure activities.
Reminiscent of holidays on the coast
3 Cupped hands scooping up
water
The environment is something people want to make
an effort to engage with.
4 Middle aged couple
(possibly retired) sitting
(relaxing) on balcony
reading newspapers and
drinking coffee with view of
lake through trees.
Passive lakeside leisure
5 Young couple walking
through forest
Active recreation associated with land based
features
6 Person in canoe on lake. Active recreation associated with Lake
7. Plant in flower Murrays Beach is a place for those interested in
nature.
8. Silhouette of some in a
motor boat on the Lake at
sunset
Overall reminder of the views of the Lake, with
inclusion of recreation activity associated with the
Lake.
9. Glasses of wine and
gourmet food
Allusion to being associated with the sort of people
that appreciate wine and fine food.
10. Boats Allusion to Lakeside lifestyle
11. Lake  with headlands Allusion to Lake environment to be enjoyed.
12. Person using the coastal
walking track with views of
coastal environment.
Active recreation associated with coastal sector.
13. People doing a leisurely
walk in forest
Active recreation associated with forest.
14. Happy looking young
people at a dinner party
Social interaction with like-minded people.
15. Man and child fishing from
jetty at sunset with lake in
background
Lakeside leisure activities.
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16. Happy looking people doing
something on a sail boat
Active recreation associated with Lake.
17. Person surfing Not explicitly Murrays Beach, but an example of
active recreation associated with coastal living.
18. Silhouette of some in a
motor boat on the Lake at
sunset
Overall reminder of the views of the Lake, with
inclusion of recreation activity associated with the
Lake.
19. Silhouette of person on
Lake foreshore at sunset.
Passive lakeside leisure and views.
A number of key themes emerged in Nature has crafted it based on associations with the
Murrays Beach environment and Stockland’s vision of the type of people who are likely to be
living in the estate. The text and imagery reinforces the idea that people buying in Murrays
Beach are buying into an identity with a particular lifestyle involving living with nature, leisure,
recreation and living in a community with like-minded people. It also creates particular
associations with the natural landscape and how this environment might be best consumed.
These themes are further developed in the following textual analysis of the Murrays Beach
website.
Murrays Beach Website
This section engages with the promotional material in Murrays Beach Lake Macquarie
(Stockland, 2011). Murrays Beach Lake Macquarie is structured around six webpages entitled
“Our Vision”, “Location”, “Master Plan”, “House and Land Packages”, “Community Features”
and “Resources”. In a similar way to Nature has crafted it, the website is considered in the
context of the developer trying to make the development product attractive to a potential
customer by creating particular identities and associations within the geographical setting of
the NWP and the way people should relate to the physical environment. In this section I focus
on the discursive constructs in the text. These constructs were identified as: interpretation of
place, relaxing nature, accessible nature, interaction with idealised spaces and connection to
the material world.
 Interpretation of Place
Murrays Beach Lake Macquarie seeks to influence the way the reader (and potential resident)
interprets the place that has taken form and been identified as Murrays Beach. The words used
in the text contain descriptive qualities designed to evoke strong feelings of place attachment.
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Thus words “stunning”, “picturesque”, “vibrant”, “beauty”, and “unique” encourage positive
interpretations where everything at Murrays Beach must be perfect.  The following text from
the Stockland website section relates to Murrays Beach (Stockland, 2011). This describes
Murrays Beach as:
“Set within the stunning surroundings of Wallarah National Park on the banks of Lake
Macquarie and only a short stroll to the ocean, Murrays Beach provides an exciting, holiday
lifestyle every day of the year”.
The notion of “stunning” is used to describe the setting in which Murrays Beach has been
established, that being adjoining the Wallarah National Park and close to the foreshore of Lake
Macquarie. The association with a national park and a large water body enables the developer
to construct a particular place-frame about Murray’s Beach emphasising the proximity
relationship to natural elements. Furthermore this frames Murrays Beach as an exclusive place
to live because it is not going to be merged into the adjoining suburbs of Swansea and Caves
Beach.
Related to the association with the environment as stunning is the notion that Murrays Beach
is “picturesque”, which means “visually charming or quaint”, “strikingly vivid or graphic” or
“having pleasing or interesting qualities” (Macquarie Dictionary, 1997, p 1442).   Throughout
the promotional text Murrays Beach is constructed as a place for outdoor activity because of
the interpretation that it is a place with special scenic qualities.
“BBQ and picnic facilities on the shores of Lake Macquarie provide a picturesque spot for
casual meals with the family and neighbours”.
The use of picturesque in the sentence is associated with the positioning of structures such as
BBQs and picnic facilities on the shores of Lake Macquarie. This discursive construct promotes
the value of Murrays Beach based on a particular association with the landscape, the facilities
that are available and an appropriate activity.
Potential residents may not be looking for complete isolation, rather they may actually want
connection with other people and other places. Thus Stockland (2011) establishes an
interpretation of Murrays Beach as a place of activity and connection.
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“A vibrant village green, jetty, café and foreshore picnic spots all combine to give Murrays
Beach residents an abundance of leisure activities and all just 90 minutes north of Sydney and
30 minutes south of Newcastle - close to Swansea. With a range of completed homes, home &
land packages and land only options, the chance to enjoy the Murrays Beach lifestyle has never
been easier”.
The notion of “vibrant” in association with key features of the MPE (village green, the jetty
and café) establishes the sense that it is an existing active community. The presence of other
people engaged in activities associated with the community facilities is constructed as being
appealing. Murrays Beach is connected in the text to more prominent places, namely
“Newcastle” and “Swansea”, and as such the text establishes that it not an isolated place.
The “natural environment” of the NWP - the trees, forests and heathland are key features of
Murray Beach. The promotional texts also use these aspects of the biophysical environment to
establish positive associations with the development. In doing so the developer is targeting
consumers who are likely to be attracted by the proximity of the National Park, and the idea
that this nature is “pristine” and exhibits “natural beauty”.
“The Wallarah National Park is an area of pristine natural beauty on your doorstep. Take a
walk through this wonderland and enjoy the bounty of birds, animals and native plants.”
This beautiful nature interpretation masks an unpleasant or dangerous nature interpretation –
bush fire hazard, potential for trees to drop branches on houses, mosquitoes, snakes and insects.
 Human – Nature (Relaxing Nature) Relationships
The promotional texts on the website incorporate words such as “relish”, “savour” and
“soothed” which relate to the human body as a site where relaxation and peace are goods to be
acquired. Such goods can be attained by being in close proximity to, or integrated with, the
natural environment. Stockland (2011) suggest that at Murrays Beach one might “relish a
lifestyle of indulgent outdoor pursuits” and “relish a natural environment with a bounty of
tempting leisure at your door”.
The texts also use words that infer views of natural settings to create a sense of indulgence,
enjoyment or relaxation, in this case “everything about Murrays Beach will beckon you to
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savour a new lifestyle”. This term “savour” implies that one should give in to the pleasures that
are available and that the Murrays Beach environment presents qualities that allow for
indulgences in the pursuit of lifestyle. Part of this relaxing nature is linked to being in a place
where “all the home sites at Murrays Beach provide stunning lake vistas or views of natural
bushland, so you’ll be instantly soothed by a sense of calm”. Murrays Beach is portrayed as a
place where a person can be relieved of stress, although this was not the primary reason given
by residents in their decision to move to Murrays Beach (refer to Section 5.3.4). Through the
language of the website, Murrays Beach is discursively constructed as a place of hedonistic
values where notions of pleasure and happiness are taken to be the highest good.
 Human – Nature (Accessible Nature) Relationships
The promotional texts on the website construct Murrays Beach as a place where there is a high
level of connection to the “natural” world. The following words form part of a sentence as
shown in Line 5 and Line 6 of Table 5.4 where there is “...pristine natural beauty on your
doorstep” and an “effortless flow from inside to out”. Stockland (2011) presents a perspective
that an area of coastal Eucalypt forest and heath land being in close proximity is a positive
quality. The notion of “effortless flow” is used in the context that at Murrays Beach homes are
designed so that it is possible to move from inside to outside with relative ease. This image of
not being stuck within walls is one of the reasons that this place can enable a person to relax.
Table 5.4 Discourse analysis of Stockland Website text (excerpts from Stockland, 2011)
Line Text Key Words
1. Set within the stunning surroundings of
Wallarah National Park on the banks of
Lake Macquarie and only a short stroll
to the ocean, Murrays Beach provides
an exciting, holiday lifestyle every day
of the year.
stroll
2. A vibrant village green, jetty, café and
foreshore picnic spots all combine to
give Murrays Beach residents an
abundance of leisure activities and all
just 90 minutes north of Sydney and 30
minutes south of Newcastle - close to
vibrant
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Swansea. With a range of completed
homes, home & land packages and
land only options, the chance to enjoy
the Murrays Beach lifestyle has never
been easier.
3. Relish a lifestyle of indulgent outdoor
pursuits. Whether it's an intrepid sailing
adventure or a gentle stroll on the
beach, here everyday living is anything
but everyday.
relish
indulgent
stroll
4. From your new home, it's only a
pleasant stroll to the lake and a short
drive or bike ride to pristine local
beaches. Living so close to the water
puts a range of tempting leisure pursuits
on your doorstep.
pleasant stroll
5. BBQ and picnic facilities on the shores
of Lake Macquarie provide a
picturesque spot for casual meals with
the family and neighbours.
picturesque
6. Everything about Murrays Beach will
beckon you to savour a new lifestyle.
This is the time to live in a beautifully
designed modern home and relish a
natural environment with a bounty of
tempting leisure at your door.
savour
relish
7. The Wallarah National Park is an area
of pristine natural beauty on your
doorstep. Take a walk through this
wonderland and enjoy the bounty of
birds, animals and native plants.
natural beauty
walk
8. Homes at Murrays Beach feature
effortless flow from inside to out, giving
you the ideal place to relax and
entertain.
effortless flow
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9. Within an easy drive from Sydney or
Newcastle, Murrays Beach at Wallarah
Peninsula offers you a unique living
experience. All of the homesites at
Murrays Beach provide stunning lake
vistas or views to natural bushland, so
you'll be instantly soothed by a sense of
calm.
10. Through the combination of advancing
technologies, intelligent innovations
and leading edge principles of
development, Stockland creates
sustainable communities in harmony
with both the environment and the
people. Each community is a leading
example of sustainability with lifestyle
options planned into the community for
all family types and sizes.
Sustainable
Sustainability
Community
11. At Stockland, we are committed to
reducing the impact on the
environment, whilst enhancing the
quality of life for residents. Stockland
planners continue to identify ways in
which residential estates and apartment
developments can be adapted to
maximize the efficiency of building
orientation, benefiting residents who
can in turn take advantage of waste and
energy reduction initiatives to make
their lifestyle as comfortable as
possible.
Efficiency
12. “all the home sites at Murrays Beach
provide stunning lake vistas or views of
natural bushland, so you’ll be instantly
soothed by a sense of calm”
Stunning
soothed
 Interaction with Idealised Spaces
Words such as “stroll” and “walk” in the context of the promotional texts suggest how Murrays
Beach might be enjoyed by potential residents.  “Stroll” is used in a number of sentences as
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identified in Table 5.6, including: “...a short stroll to the ocean” (Line 1), “…a gentle stroll on
the beach…” (Line 3) and “…it’s only a pleasant stroll to the lake…” (Line 4). The use of the
word “stroll” gives prominence to the strong focus on a leisurely pace of life and interaction
with the idealised place of Murrays Beach. Another suggested approach is that by walking
“through this wonderland and enjoy the bounty of birds, animals and native plants” the
Wallarah National Park might be utilised in a particular way (Line 7 in Table 5.6). The close
proximity of these idealised spaces creates a relationship between the walking/strolling resident
and the construction of Murrays Beach as an ideal urban place because of this relaxing or easy
living imagery.
 Connection to the material world
The website text also focuses on how Murrays Beach has been integrated into the sensitive
environment of the NWP through the designs, buildings and structures. This is intended to
convey a sense that Stockland is a responsible developer that has gone to great lengths to ensure
Murrays Beach and other Stockland developments are championed as a model for an eco-living
master planned estate.  It is through such discursive constructs that the value of Murrays Beach
is built on notions of sustainability, efficiency, technological innovation and planning.
Stockland presents itself as being committed to reducing the impacts of its developments on
the environment through the use of the words “sustainable” and “sustainability”. There is a
discourse of connecting sustainability to new developments with a leisure lifestyle theme. Thus
“Stockland creates sustainable communities in harmony with both the environment and people”
(Line 10) and the communities created by Stockland are “leading examples of sustainability
with lifestyle options planned into the community…” (Line 10).  This is based on rationalities
whereby achieving sustainability and lifestyle is possible at the same time.
Within this connection to the material world is a discourse where technological innovation
overcomes problems. Thus Stockland creates these sustainable communities through the
“combination of advancing technologies, intelligent innovations and leading edge principles of
development” (Line 10).
This word “efficiency” is often used in association with notions of sustainability or green living
(in this case HIA GreenSmart), especially in relation to energy use. Thus “Stockland planners
continue to identify ways in which residential estates and apartment developments can be
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adapted to maximize the efficiency...” (Line 11). The word “efficiency” calls for a particular
type of interaction with certain materials and the flows/movement of energy (electricity or
sunlight) or water. It involves using resources in ways that minimise energy inputs to produce
a desirable level of work (or operation). It also may involve manipulating or enhancing
materials so they function in certain ways in relation to energy flows (eg tinted windows,
insulation, building orientation).
The word “planned” is used in the above context of “…lifestyle options planned…”. This
establishes a connection with a sense of order and feelings of security because there are some
set guides for how one might be able to interact or embed within the physicality of Murrays
Beach and its surrounds.
Landscape Features
The constructed landscape of Murrays Beach itself incorporates features that enhance the
overall appearance of the estate and make it not only a more desirable place to want to live, but
also clearly symbolise the key elements available for sale as part of the overall package. These
include a clearly defined place that is recognised as being Murrays Beach, through a front
entrance sign and landscape feature, as well as signage on the Lake Macquarie foreshore area
(Plate 5.6). There is also signage strategically located throughout the estate directing residents
and visitors to various facilities and reminding them they are at Murrays Beach (Plate 5.7). Key
features are also placed in prominent and central locations such as the communal swimming
pool (Plate 5.8) which is adjacent to the village green, café and visitors centre.
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Plate 5.6 Lakeside entrance feature to Murrays Beach
Photograph by author
Plate 5.7 Example of information signage
Photograph by author
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Plate 5.8 Murrays Beach communal swimming pool
Photograph by author
Landscaping of public spaces is also presented and maintained to provide a well cared for and
attractive environment. Plate 5.9 shows the village green with landscaping and mowed lawn.
Plate 5.10 shows the playground equipment.
Plate 5.9 Landscaping of the “Village Green” looking up to the Visitors Centre and café
Photograph by author
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Plate 5.10 Children’s playground area
Photograph by author
Overall the landscape features are designed and maintained to ensure the estate presents a urban
space that inspires confidence in the developer’s promises of proving a high quality living
environment and lifestyle.
5.2.1.5 Consuming the Dream: Eco-Living at Murrays Beach
The consumer-resident needs to be encouraged and in some cases directed towards the ‘right’
ways of consuming Murrays Beach. The Design Essentials22 (Stockland, 2010), originally
devised in 2008, are the outcome of the BFMP (Architectus, 2003). The Design Essentials
contain the building design codes23 which are underpinned by a system of covenants on the
land titles of each house lot that ensure the land is used in particular ways. Although the Design
Essentials are framed in terms of protecting the pleasant coastal environment, protecting the
quality of the development and creating a predictable living environment, they are also a means
by which the developer is able to retain control over the idea of Murrays Beach. In other words
they are designed to keep the collection of imaginaries and built forms together to function as
a commodity.
22 The 2010 version of the Design Guidelines were accessible at the time the research commenced. Refer to
Appendix 5 – Timeline.
23 Throughout the thesis the Design Essentials (Stockland, 2011) and the Design Guidelines (Landcom, 2010a)
will be collectively referred to as building design codes.
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The Design Essentials use specific language containing concepts intended to ensure
prospective buyers feel confident that by purchasing land / house they are paying for a high
quality residential environment. They establish the context for a strict approach to building
design in terms of helping to support the “comfortable and relaxed living on the shores of Lake
Macquarie” (Stockland, 2010, p 1). The Design Essentials, propose that Murrays Beach has
been carefully designed and has won awards from the Urban Development Institute of Australia
(UDIA) and the Housing Industry Association (HIA). Linking of Murrays Beach to industry
awards is used to provide an added sense of value and an imperative to ensure a high standard
of building design is maintained.
The Design Essentials are also framed as providing the consumer-resident with not only greater
assurance that a particular residential environment will be maintained, but also that systems are
in place to “assist in protecting your investment” (Stockland, 2010, p 1).  It is assumed that one
of the most important aspects of buying land/house at Murrays Beach is ensuring that the
capital value is retained. Residents are not only consumers, but they are sellers and therefore
always keeping track of the financial value of their house. This notion is intended to appeal to
the financial interests of potential buyers. At the same time it is about collectively ensuring that
the estate remains a marketable commodity for the developer as future stages are developed
and sold.
As shown in Table 5.5 the language of the Design Essentials demonstrates the tension between
underlying notions of control and freedom to choose, within certain defined parameters. The
document refers to “flexible design essentials” which allows for some degree of choice, while
at the same time ensuring that “your home and the homes around you at Murrays Beach are of
a certain design standard...” (Stockland, 2010, p 1).
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Table 5.5 Discourse analysis of Design Essentials
Text Key Storylines
The Murrays Beach master plan embodies
comfortable and
relaxed living on the shores of Lake
Macquarie.
Self-promotion
The essence of Murrays Beach
In 2006, even before the very first brick was
laid, the community was awarded the 2006
Urban Development Institute of Australia
NSW Award for Excellence in Concept
Design. Since then, a host awards including
the 2008 NSW UDIA Awards for Excellence
- Masterplanned Development and the 2008
HIA-CSR Residential Lifestyle Development
of the Year 2008 awards have recognised
Murrays Beach as one of NSW best planned
housing estates setting a new benchmark in
residential communities design.
Assurance through connection
To compliment the master plan, the Murrays
Beach Design Essentials have been
compiled to assist in protecting your
investment. These flexible design essentials
mean you can be assured that your home
and those around you at Murrays Beach are
of a certain design standard, providing a
better streetscape and in the long term, a
well-designed community from the ground
up.
Freedom to choose within parameters
Protecting your investment
5.3.2 Targeted Interviews
As discussed in Chapter 4 targeted interviews were held with people who had involvement in
the pre-production, and production stages of the NWP/Murrays Beach development. This
section provides the reflections of a development planner (with LMCC), a Stockland developer
director), a construction engineer (with Daracon) and a community activist. The broad themes
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that emerged from these interviews were: individual roles, constraints and risk, approach taken
by the developer, LMCC and community opposition, public private partnership, importance of
urban design, maintaining design standards and construction issues.
5.3.2.1 Role in the North Wallarah Peninsula
Ian24 (Development Assessment Planner with LMCC) had been involved in the various
attempts to develop the NWP since the early 1990s. Ian’s role was similar to that of a
subdivision engineer, explaining that at LMCC things were done a bit differently to other
Councils, where development engineers are involved in all aspects of the subdivision process
from the development application assessment, construction process, inspection program during
construction and the final certification leading to the issue of the subdivision certificate.
Glenda (Development Director, Stockland) had involvement in the development of the NWP
in a range of capacities initially in the Department of Planning and Urban Affairs (DUAP) and
in private sector positions. During her time as a senior planner with the DUAP, Glenda had
been involved in the implementation of urban planning policy issues across the metropolitan
area, Newcastle and Wollongong. In this role major urban development projects which were
of state significance were referred to her through regional planning teams.
Garry (Construction Engineer, Daracon) had a major involvement in the construction of
Murrays Beach. Within the context of this construction firm, Garry had been involved in the
construction of infrastructure for a number of master planned estates in the Newcastle and Lake
Macquarie areas. Garry had been involved as a project manager in the first eleven stages of
the Murrays Beach development. The role of the project manager of construction works is to
coordinate the construction of:
“all the roads, drainage, electricity, water, sewer, gas, telecommunications, so all the
infrastructure stuff. " (Garry, Project Manager, Daracon Group).
Margaret (Community Activist) had been involved in opposing attempts to develop the NWP
since about 1989. Although the story of Margaret’s involvement in the NWP is told from her
experience of being opposed to the development, her focus as an activist was one of trying to
24 The names have been changed to protect individual anonymity.
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understand the site and why people now wanted to turn it into a residential estate. Thus her
approach involved research and coming forth with alternative knowledges that were not being
considered by the developer or Council.
5.3.3.2 Constraints and Risk
Ian identified that the site had major constraints in terms of the zoning and physical constraints
and that Prudential had purchased the site with knowledge of all the constraints. Furthermore
pro-conservation rationalities were influential in the decision making process at local
government and state government levels. Ian reflected on how the previous landowner had
gone bankrupt and the land was auctioned or tendered. He identified the environmental
constraints in terms of the bushland, but also steep lands and areas of uncontrolled fill
associated with past open cut coal mining. Ian also explained how the developer took a risk by
purchasing the land knowing “there were environmental constraints and that the zoning was
not appropriate”. In other words there was no guarantee that they would be able to develop the
NWP.
The NWP became devalued as a site for development due to the pro-conservation statutory
planning policies that were imposed on the site. Glenda explained how two previous attempts
to develop the site had failed. Furthermore there was a high level of community opposition to
any further development on the NWP. The then Minister for Planning, Craig Knowles, was
said to have flown over the site in a helicopter and declared that the NWP would not be
developed.  Thus Glenda explained:
The Minister Craig Knowles was swayed by anti-development sentiments by the community
and made a public statement that there would be no development of the site while he was in
office. This caused problems for the landowner who had a site that they could not do anything
with (Interview with Glenda).
It was apparent that Glenda’s sympathies tended to be more with the landowner who had a
large holding of land that they could not develop. This reflects a contested perspective that
private land ownership equates with rights to develop, whereas a broader social view (reflected
through the Environmental Planning and Assessment Act 1979) is that development of land is
not a right, but subject to the sanctioning of the state through development consent.
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5.3.3.2 Approach Taken By Developer
Ian acknowledged that those involved with the previous development attempts did not
appreciate the issues of the site and really got the local community “off-side”. The new
developer “a company called Lensworth realised the zoning was not suitable and so they
adopted a collaborative approach with Council and the Department of Planning”. Ian explained
how there was a great deal of planning work done  “before the land was rezoned” in
collaboration with the developer to determine the development potential of the NWP, referring
to the LES and the CLUMP.
Glenda reflected on the approach taken by the Prudential/Lensworth land development team
members to realise their vision of the NWP. Thus Glenda provided an account of the very first
meeting with Lensworth’s project manager to discuss the project.
“Robert came in to see me [in Glenda’s capacity as state government planner] one day and said
he knows there is no development potential on the site but said it was an absolutely fabulous
and stunning site, which each of us agreed, and he then put forward his vision which was all
very ambitious and was all very environmentally friendly and he talked about how to address
all the conservation issues which the State Government had concerns, I said this is a
reasonable and responsible way to go forwards”.
This reflects on discursive labour processes that are involved in the pre-production stages of
the development. It involves personally meeting with key people likely to be both sympathetic
to the needs of the developer having with a sufficient level of authority to motivate action. As
previously mentioned Glenda had a background in urban design and was interested in
development projects that required innovative solutions. Robert presented an ambitious but
interesting vision that Glenda felt was worthy of further exploration.
The developer needs to be able to reach out to many other people and engage them in a
particular vision for a site. Glenda explained how Robert “was very good at networking” and
“was very passionate and appeared to have substance about the vision” and as such he was able
to get many people on side. Furthermore, according to Glenda:
“Robert developed a close relationship with Bruce Thom from the NSW Coastal Council and
Brian Gogan from the Wallarah Peninsula Alliance”.
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From this example Glenda conveys how the project manager was able to work with at least two
people who could have been hostile to the NWP project. At the same time Glenda is in touch
with the realities and dilemmas that the developer faced in relation to economic conditions and
the circumstances related to the acquisition of the site.  Thus:
“Prudential would have purchased the site for a very low cost. But they had a site that was a
lemon and not much demand for it in the market place. Most golf course estates at this time
were going broke or struggling. So Prudential had no development expectation when they
purchased the land. It was a case of sitting on it and doing nothing or investing in seed studies
to look for opportunities. This meant that Robert was still working from a low base in terms of
how much money the site owed the developer. That is a very strange and positive thing to
happen because when you do all your financials your feasibilities work out very well.”
In other words Prudential/Lensworth had the land.  They could have tried to sell it or pursue a
development possibility in the hope that it would payoff. Glenda suggested that this was a very
strong position for Robert to be in, because the investment costs were relatively low and there
was no expectation that any development would be permitted on the NWP. On the other hand
it is possible that Robert’s career development would have been greatly enhanced by being able
to push through the NWP proposal.25
5.3.3.3 Lake Macquarie City Council and Community Opposition
The development of the NWP was highly controversial given the past development attempts
and the community acknowledgement of the cultural and scenic values of the site.
Consequently proposed developments of the NWP attracted significant community opposition.
The Wallarah Peninsula Alliance was formed in 2002 for the purpose of extending “the
Munmorah State Conservation to cover all bushland on the Wallarah Peninsula” (Community
Environment Network, 2008). There were also individual activists seeking to prevent further
development of the NWP.
Ian explained how LMCC continued to object to the development of the NWP and had major
concerns about the approach taken by the previous developers, Gordon Pacific and Paul
Mullins Developments. Their approaches were seen as “an over development and they were
25 It should be noted that Robert and the project team went on manage the development of larger projects
internationally.
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going to put in golf courses and things”. Although there was a collaborative relationship
between Council and the developer, initially there was a great deal of community opposition
and suspicion. Ian explained how in the early stages of the project there was a:
“community focus group that was set up and was very active. They strongly objected to the
development and part of that was because there had been two previous developers on the site
who both went bankrupt, but one of them also did illegal clearing for a golf course, they cleared
quite a large area with no approvals and some of the schemes they were proposing were really
over the top” (Interview with Ian).
Thus Prudential/Lensworth were confronted with a local community which had endured
negative experiences with previous developers. Furthermore there was strong opposition to any
further development on the NWP. Ian commented:
“the public I can safely say did not want any development there at all so the Council set up this
community group and they would have regular meetings with the Council and the developer”
(Interview with Ian).
The NWP was now a place where many people already lived and they were used to the existing
environment. Margaret felt that the proposals to develop the NWP were something that was
being imposed on the existing community. It had previously been established that:
“Most of the area was of high scenic protection and there was never any intention to have
major urban development. What they were proposing was a major change” (Interview with
Margaret).
In essence Margaret liked the NWP in the relatively undeveloped state, with the exception of
the existing Rafferty’s Resort and Cams Wharf. The integration of the existing forest into the
overall development was regarded as a positive outcome that helped to change community
attitudes. Ian also provided insights into what he felt were the main aspects of overcoming
community concerns. Thus:
“I think they overcame the concerns by limiting the areas that were being developed… by
conserving a lot of bushland and generally in the way the development appeared... generally
they are retaining more than 50% of the bushland on the site even within the developed area
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so people think, people accepted there had to be some development there and they think what
is happening is a good compromise” (Interview with Ian).
The opponents to the development were very vocal, however Ian felt that this approach used
by Lensworth was able to overcome most community concerns. Thus Ian judged “I would say
that most people are happy with the outcome now”. Thus Ian articulates that a new narrative
for the NWP was established by demonstrating that the existing landscape and vegetation
would be incorporated into the development. This was more socially acceptable.
5.3.3.4 Private-Public Partnership
A form of public-private partnership was initiated to investigate the potential urban
development opportunities for the NWP. Glenda reflected on how both DUAP and LMCC
agreed to work with Prudential/Lensworth to explore the development potential of the NWP.
Glenda explained that a Steering Committee was set up with representatives from LMCC,
DUAP (Glenda) and the developer (Robert). The Steering Committee was regarded as a good
way to get collaboration, but also it was a group that was tasked with seeking out an innovative
approach to development.
There were also trade-offs and agreements negotiated between the developer and other
branches of the NSW Government. Glenda explained how this process can be fraught with
tension as developers seek to minimise their costs and maximise their benefits. However in the
case of the NWP:
“There was an agreement with the developer to hand over areas of the foreshore to the State.
Generally this requirement is often met with resistance from developers who like to retain
foreshore land. In this case Lensworth said fine that is a reasonable thing to do” (Interview
with Glenda).
In other cases state agencies are reluctant to take on more land because of limited budgets. In
the case of the NWP:
“Lensworth agreed to transfer 200ha of land to create the Wallarah Peninsula National Park.
Often the National Parks and Wildlife Service are reluctant to take on new National Parks
because they have no funds for maintenance and while everyone thinks it is great to expand
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national parks, the National Parks and Wildlife Service do not think so. In this case National
Parks and Wildlife Service agreed to it” (Interview with Glenda).
The involvement of the State in this private sector land development project was overall
regarded as the most appropriate means of getting an outcome that would be acceptable to the
community. It was necessary to have in place processes where there was a distinction between
the facilitative role of the state and its role as a consent authority. Nevertheless in practice the
role of LMCC as the consent authority and project partner were somewhat conflated.
According to Glenda, the Steering Group was not intended to circumvent any proper statutory
consent processes and there was no expectation that approval would be forthcoming. In order
to maintain a level of impartiality, LMCC outsourced the environmental assessment of the
development application to R.W Corkery and Co, a private environmental consulting firm. This
firm nevertheless would have realised that the LMCC and the NSW Government were
supportive of the development and therefore hoping for positive outcome.
5.3.3.5 Importance of Urban Design
The ideal of the NWP was to ensure the development of individual house lots occurred within
specific guidelines to maintain a particular standard of coastal and lake settlement form in-
keeping with the Philosophies and Principles (Prudential Financial Holdings Pty Ltd, 1999).
The ongoing purpose of the Design Essentials (Stockland, 2010) is to ensure that the houses
lots and other built forms are developed to comply with the BFMP (Architectus, 2003). Ian
reflected on the intent to ensure particular development types occurred for the Lakes Sector,
Northern Sector and Ocean Sector and that these were in accordance with specific design
themes.
As mentioned urban design was Glenda's main interest and area of professional expertise.  Her
involvement in the NWP project after leaving DUAP was to develop the BFMP when working
for Architectus, an architectural firm with a “strong track record in the core areas of
architecture, interior design, urban design and planning” (Architectus, 2015). Given the
developer’s investment in the NWP it is reasonable to assume that a great deal of work went
into getting the design right so that the built forms would be appropriate to the setting and
landscape. Glenda explained how the original concept plan was developed by a renowned
Canadian firm, which designed tight village centres and straight roads that were prominent in
the CIVITAS design because it was easy to orientate oneself. Despite the CIVITAS designs,
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Lensworth adopted the designs of EDAW26, which were more convoluted and "spaghetti" like.
This was done in order to reduce the number of trees that had to be removed. Glenda regarded
EDAW as being more of a landscape firm, with priorities focused on retaining as many trees
on the site as possible. Glenda was of the view that it is good to incorporate existing trees into
the design where possible, however “the trees will also grow back” and getting an arrangement
that is more conducive to the movement and comfort of people is more important. In this way
Glenda perceived the trees of the existing forest as being there to enhance the estate where
possible, rather than having a minimal impact on the ecology of the NWP.
5.3.3.6 Maintaining the Design Standards
The interviewees also provided reflections on the observed patterns of consumption of Murrays
Beach. The idea behind a MPE is that all subsequent development occurs according to the
master plan. Ensuring that all subsequent developments within Murrays Beach occurs
according to specific design codes is regarded as fundamental to the success of the estate as a
commodity. However both Ian and Glenda talked about the difficulties in maintaining strict
adherence to the BFMP’s intended goal of having light framed structures with minimal impact
on the scenic qualities of the environment. The house lot development in the early land release
stages of Murrays Beach generally kept strictly to the Design Essential requirements. Thus:
“Stockland actually built probably the first 10 houses on site which were strictly in accordance
with the master plan and the following houses generally followed that approach a little bit”
(Interview with Ian).
In reflecting on how the Murrays Beach development turned out Glenda explains that on visits
to the site she can see some things that worked very well. Thus:
“The early parts of the development when the market was really booming were done really
well” (Interview with Glenda).
Maintaining strict adherence to building design codes can come into conflict with the ability
of the developer to remain competitive. As Glenda commented in relation to maintaining the
high design standards:
26 EDAW is an Australian practice of multi-disciplinary design and planning professionals covering planning,
site and urban design and landscape architecture
135
“This was however very hard for project builders as they get around the strict design and
construction requirements” (Interview with Glenda).
Economic conditions were regarded as a major factor in the maintenance of the building design
code application. Consequently it was very difficult to continue to expect the quality of the
housing developments to remain so high.
“I can walk around the site and almost see where the GFC27 hit and when there was pressure
on Council, the developer and builders to facilitate outcomes by accepting things that
previously would not have been permitted in terms of the Design Essentials” (Interview with
Glenda).
Glenda suggest eventually Stockland really gave up in trying to maintain strict adherence to
the building design codes:
“now to be honest we have because Stockland was having such difficulty selling the land we
have moved at little bit more back into the main stream” (Interview with Glenda).
Once the building design codes are relaxed it becomes more difficult to enforce continual
adherence. Ian makes this point with reference to a reality television show called From the
Ground Up which was about “breaking down the barriers that most people face when tackling
a home renovation, DIY or building project” (Brand New Media, undated, From the Ground
Up, www.brandnewmedia.com.au/ground [Accessed: 11 August 2015]). Ian was of the opinion
that it was this television production that was the main cause of the decline in the development
standards, thus:
“we were approached by a television production company that wanted to make one of these
reality TV programmes there.. From the Ground Up it was called which was not a very
successful TV programme but they wanted to build four project homes on site… GJ Gardiner
Homes and to accommodate the television program Council approved four dwellings that were
more project homes than really the master plan homes. Unfortunately that was a mistake
because people that followed… because project homes are cheaper they wanted to build similar
27 GFC is the common way of referring to the Global Financial Crisis of 2007-2008.
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type homes and generally we have been letting people build modified project type homes on
site and we have relaxed the building controls a little bit” (Interview with Ian).
This reflects one of the critical issues in development control where a particular set of standards
are considered appropriate for an area. Yet there is continual pressure from home builders to
alter the standards to suit their individual needs. It became a case of once the rules get varied
in one instance then it becomes difficult to retain the same degree of control.
5.3.3.7 Construction Issues
Glenda explained that the construction phase was a crucial time and this was undertaken by
Stockland. Daracon (a construction company) was engaged to project manage all the
construction work but it was necessary to have a Stockland supervision team on site at all times
to ensure they were carrying out the work according to the approved plans. They could not
leave it up to the construction company to deliver the intended outcomes.
There is potential for conflict between the grand conceptual plans developed by planners, urban
designers and landscape architects, and the practical implementation by the construction
engineering teams. It is interesting to note Garry’s thoughts toward the Lensworth project team
as people working in an office.
“Well when first started Lensworth owned the site, not Stockland. It was a little room in
Swansea with four people, most of them had been there for about seven years just to get the
approval up” (Interview with Garry).
Garry largely regarded the Lensworth project team as having all these great ideas that were not
particularly realistic.
“one person in particular just saw this dream of Murrays Beach – he was just engrossed in the
development. But he really needed to step back and have a dose of reality every now and then.
In the DA process, because the locals did not want it they talked themselves into addressing
the environmental constraints in ways that were really impractical and very expensive to a
point where it was not really viable” (Interview with Garry).
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Although the environmental constraints were significant and the standards were high Garry
explained “if the designs are there we can build just about everything and anything”. He
acknowledged there was much more involved in construction work at Murrays Beach “than
the typical residential development”. In particular Daracon had “to be careful about knocking
trees down, there had to be three signatures on it giving approval for its removal” (Interview
with Garry). Nevertheless the material production process involving the construction work
brings together the physical elements that then become part of the commodity.
The targeted interviews therefore provide insights into the logics and challenges of particular
people who had some level of input into the early stages, and were in a position to reflect on
the material existence of Murrays Beach – its apparent successes and failures. Yet they can
only tell the story of part of this contested commodity.
5.4.3 Post-Occupancy Evaluations
As mentioned in Chapter 4 post-occupancy evaluation was used to obtain resident insights and
reflections on their consumption of Murrays Beach. A total of 32 post-occupancy evaluations
completed and returned by the residents of Murrays Beach (n = 32). However not all
participants provided a response to every question and as such I have specified the number of
responses to each question where it was less than 32. .
5.4.3.1 Reasons for Moving to Murrays Beach
There can be multiple reasons for the selection of a suburb in which to live and many reasons
for people to consume in particular ways. Given that there are a number of other suburb choices
in the general vicinity (eg Blacksmiths, Caves Beach, Swansea, Cams Wharf and Gwandalan)
it was important to gain insights into the reasons for choosing to live at Murrays Beach.  As
can be seen in Figure 5.1 in response to a series of statements of possible reasons for moving
to Murrays Beach, the top three reasons rated as important and very important include its
environmentally-friendly (natural) setting (80 per cent, n = 30), for the quality of housing (72
per cent, n = 21) and the better area (71 per cent, n = 31). It should be noted that in relation to
Murrays Beach being a better area a further 29 per cent responded that it was “somewhat
important”. Thus no responses suggested that it was unimportant. The three factors considered
to be most unimportant were being close to employment (59 per cent, n = 29), being dissatisfied
with the previous place of living (53 per cent, n = 30) and because of the developer’s
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(Stockland) reputation (52 per cent, n = 29). Interestingly, in relation to the issue of Stockland’s
reputation there was an almost even split between the important range (49 per cent, n = 31) and
the unimportant (52 per cent).
Figure 5.1 Reasons for Moving to Murrays Beach
5.4.3.2 Living at Murrays Beach
The developers present ideas about how people should find living at Murrays Beach. It is
important however to learn from the residents about their actual living experience at Murrays
Beach. The post-occupancy evaluation invited participants to respond to a series of statements
about living at Murrays Beach. Due to the number of statement fields the responses have been
separated into two graphs. Figure 5.2 includes those statements where responses were mostly
either “agree” or “strongly agree”. The most strongly and strongly agreed with statements were
“Environmentally-friendly setting” (100 per cent), “Peace and quiet” (100 per cent, n = 29),
“people/neighbours are friendly” (100 per cent), “access to leisure” (100 per cent) and “strong
community spirit” (100 per cent, n = 29).  Figure 5.3 presents those aspects of living in Murrays
Beach that elicited a range of responses.  The most disagree or strongly disagreed with
statement was in relation to there being “Good access to public transport” (94 per cent). In
terms of being “Close to work/study” 47 per cent either disagreed or strongly disagreed,
whereas 36 per cent either agreed or strongly agreed (n = 28). This aspect also had 18 per cent
“don’t know” responses, potentially reflecting the retiree influence. There was also a high
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proportion of disagree responses to the statements related to “Good access to shopping
facilities” (n = 31), “Activities for teenagers” (n = 28), “Close to work/study” (n = 28), “Close
to family and friends” (n = 31) and “Good access health facilities” (n = 31). Thus while the
more positive aspects of the estate are related to its setting, recreational facilities and the
community, there are negative feelings towards matters of connection, access and proximity
which were also expressed in the written comments by some of the participants. The negative
aspects observed by one participant were “not connected to Nords Wharf (ie an existing suburb
less than 1 kilometre to the south) and no school bus or bus service” (Resident B).
Figure 5.2 Living at Murrays Beach (Less than 65% Agree or Strongly Agree)
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Figure 5.3 Living in Murrays Beach (Over 60% Agree or Strongly Agree)
5.4.3.3 Rating of the Design Features
One of the major aspects of the marketing of Murrays Beach involves an emphasis on the
additional features that are designed and included to provide an estate that is sufficiently
different to other suburbs. The features include: the road network, parks and playgrounds,
cafe/restaurant/bar, community centre/buildings, recreational facilities (including the
swimming pool), landscaping (of common areas) and the walking trails. Participants were
asked to rate these features from very good to very poor (with an option of “don’t know”
because people may not use all the features). As can be seen in Figure 5.4, overall the majority
of the responses (over 80 per cent) in relation to all design features listed were “Good” or “Very
Good”. In this regard the participants were indicating a high level of satisfaction with the key
design features of the estate. In relation to the community centre and buildings, while just over
50 per cent felt they were either Good or Very Good, 23 per cent indicated they were neutral,
16 per cent felt they were either Poor or Very Poor and 10 per cent indicated Don’t Know (n =
31). It is conceivable that the Neutral and Don’t Know cohorts comprise those who do not use
such facilities. In relation to the road network 39 per cent felt it was either Good or Very Good,
while 32 per cent felt it was either Poor or Very Poor and 18 per cent indicated they were
neutral.
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The design features of the estate have been incorporated into resident lifestyles. Many of the
participants provided extra comments indicating that they made use of the swimming pool,
park and playground facilities and the walking trails. The ongoing commitment of the
developer to the estate is nevertheless brought into question. Some of the comments provided
included complaints about the lack of maintenance of the landscaping and poorly maintained
playground equipment. As one participant wrote:
“the landscaping has been somewhat aggressive, cutting back grasses and plants to the roots
instead of trimming” (Resident A).
Figure 5.4 Attitudes towards key design features
5.4.3.4 Residents’ Relationships with the Developer
The developer tends to maintain a higher degree of presence within the management of the
estate, especially in the early stages – partly to help the new residents settle in, but also to
maintain control over what goes on and hence ensure that the value of the overall commodity
is maintained. Thus it was considered important to gain an understanding of the residents’
attitudes towards Stockland as the estate manager.  The participants in the questionnaire were
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presented with a series of statements about what they might think about Stockland. The overall
responses are provided in Figure 5.5. The response options allow participants to reflect on their
interaction with Stockland. In relation to “Stockland do a great job at encouraging community
development” there was a distinct view that Stockland did this well, with 65 per cent agreed
and strongly agreed. While 18 per cent of responses disagreed, no responses strongly disagreed.
A big part of the community development project involves holding various events that are
intended to bring residents together. Residents were asked to respond to “the events organised
by Stockland are a big part of my life at Murrays Beach”. Thus in response 57 per cent agreed
or strongly agreed, whereas 38 per cent either disagreed or strongly disagreed. It also possible
that the 7 per cent who indicated “Don’t Know/No Opinion” had not participated in an event.
The next two sets of questions were designed to elicit perspectives about Stockland as a key
stakeholder in the governance process. The first statement in this regard was “Stockland make
most of the decisions about community life in Murrays Beach”. Here 40 per cent of the
responses either agreed or strongly agreed, 23 per cent either disagreed or strongly disagreed
and 34 per cent gave “Don’t Know/No Opinion”. Given the relatively high number of the latter
responses it is possible that many of the participants had not given a great deal of thought to
this issue, or simply did not know the extent of Stockland’s continuing involvement. The
second statement was “Stockland influence my everyday activity in Murrays Beach”.  The
participants responded with 75 per cent either disagreeing or strongly disagreeing, while 20 per
cent agreed or strongly agreed. It is possible that this later cohort who agreed were thinking of
the relatively strict building design codes and what they can and cannot do on their property,
or they were thinking of the enhanced social life they were now enjoying. As will be
demonstrated below, there was a small cohort who felt they should be able to build what they
like on their land.
The final statement was designed to gauge the relationship between the developer and the
residents of Murrays Beach. In this regard the statement “The assistance provided by Stockland
has been helpful to my life in Murrays Beach” was presented. The participants responded with
79 per cent either agreeing or strongly agreeing, 21 per cent either disagreeing or strongly
disagreeing and 9 per cent not having an opinion.
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Figure 5.5 Statements about Stockland
5.4.3.5 The Design Essentials
Participants were asked to reflect on the building design codes established by the BFMP,
Design Essentials and issues involving their practical implementation.  Figure 5.6 provides a
summary of the statements that were presented to participants and the responses. The first four
statements are concerned with perspectives on the way the designs selected by the developer
are regarded by the residents.   In relation to the first statement “The design guidelines are good
but they are not being adhered to”, 67 per cent (n = 30) either agreed or strongly agreed,
whereas 28 per cent disagreed. In considering that “Built form and design is not important in
community development” 84 per cent (n= 31) disagreed or strongly disagreed. This suggests
that there is a perceived strong connection between the built environment and the community.
In relation to the statement “The design elements/guidelines help to protect my investment”,
84 per cent (n = 31) agreed or strongly agreed.
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Figure 5.6 Resident perspectives on the Design Guidelines
The Design Essentials enable the developer to create a stable and predictable urban
environment.  The first statement “It is just good planning” sought to elicit perspectives on
whether strict control over the design was appropriate. Thus 61 per cent (n = 31) either agreed
or strongly agreed, whereas 26 per cent disagreed or strongly disagreed. The next statement
was “you know what to expect” with 63 per cent (n = 30) either agreeing or strongly agreeing,
while 36 per cent either disagreed or strongly disagreed.
The Design Essentials help to establish the overall eco-living theme or brand of Murrays
Beach. Nevertheless the intended theme of an estate can be lost when there is pressure on the
developer to sell lots.  In this regard it was necessary to find out whether the residents were
aware of the theme. Thus participants were asked to respond to the statement “I am not sure
what the theme of the estate is”. The responses were 75 per cent (n = 30) disagreed or strongly
disagreed, while 15 per cent agreed (no one strongly agreed). In summary it seems that the
majority of the participants were aware of the eco-theme of Murrays Beach, and therefore must
have had some basis for understanding the rationale behind the Design Essentials. As a result
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of the pressure on the developer to relax the Design Essentials, participants were presented
with the statement “The approved designs are changing the theme of the estate”. The responses
were 57 per cent (n = 30) agreed or strongly agreed, while 40 per cent disagreed or strongly
agreed. Finally participants were asked “It would be good to allow difference into the estate”,
to which 77 per cent (n = 27) disagreed or strongly disagreed.
The participants were asked to consider the Design Essentials in relation to issues of control
over residents and personal choice. Thus participants were presented with the statement “It is
just a means for the developer to control what people do”. In response 63 per cent either
disagreed or strongly disagree, while 28 per cent either agreed or disagreed.  In other words,
overall the participants did not tend to regard the design guidelines in this way. In relation to
the issues of personal choice, participants were presented with the statement “I should be able
to build what I like on my land”. This statement elicited a very clear response where 35 per
cent (n = 31) disagreed and 52 per cent strongly disagreed, while only 13 per cent agreed or
strongly agreed (3 per cent).   It is worth noting that no participant wrote any additional
comments on this topic.
At Murrays Beach house design and landscaping plans are first required to be submitted to the
Stockland Design Review Panel for approval prior to commencing any construction work.
Participants were asked to rate the performance of the Design Review Panel in ensuring the
theme of the estate is retained. As can be seen in Figure 5.7 the participants’ views varied
across the possible responses. There is often concern by residents that the standards are
slipping; they look at what they were required to do and compare it to more recent arrivals and
see discrepancies. In relation to the panel not being strict enough 60 per cent either agreed or
strongly agreed, whereas only 32 percent disagreed (n = 28). On the other side of the equation,
that the design requirement might be far too strict, 20 per cent of participants either agreed or
strongly agreed, whereas 73 per cent either disagreed or strongly disagreed (n = 30). In relation
to the statement “too many bad designs are getting approved”, 56 per cent either agreed or
strongly agreed, while 33 per cent disagreed with the statement (n = 30). Interestingly no one
strongly disagreed. Then in relation to the statement “the approved designs are enhancing the
estate”, 53 per cent either agreed or strongly agreed that this was the case (n = 30). Yet 40 per
cent either disagreed or strongly disagreed – it seems like there is some polarisation around this
issue. It is possible that some participants took this to be referring to the designs approved for
earlier stages of the estate.
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Figure 5.7 Attitude towards Design Review Panel
There appears to have been high expectations that the design guidelines would provide the
desired sense of stability to the estate. Resident A, having lived at Murrays Beach for 4.5 years
and therefore being one of the first residents, made the following comments in relation to the
Design Essentials:
”[the] Guidelines were strict when we first built and they’ve been watered down, substantially
affecting our investment” and
“high standards should be maintained otherwise we will become like any other estate”
(Resident A).
These comments reflect an underlying sense of betrayal by the developer to the overall
ecological theme from the BFMP that had been incorporated into the Design Essentials.
5.4.3.6 Change Within the Estate
There is the expectation with a master planned estate that many of the details are planned in
advance so that the residents know exactly what to expect. Nevertheless change and deviation
from the master plan can occur. Participants were asked to respond to the statement “I accept
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that the estate needs to continually change to keep up with the times” in relation to new built
forms,  increasing the dwelling density/smaller lot sizes, relaxing of environmental objectives,
providing additional community facilities and providing within-estate shops.
As can be seen in Figure 5.8, 84 percent of the participants either disagreed or strongly
disagreed with the idea of relaxing the environmental objectives. In relation to increasing the
dwelling density/smaller lot sizes, 79 per cent of the residents either disagreed or strongly
disagreed. There are constant changes in the style of housing products available and as such it
was important to find out how residents viewed the introduction of new built forms. In this
case study 51 per cent of the participants either disagreed or strongly disagreed (n = 31).
Interestingly 41 per cent either agreed or strongly agreed. Nevertheless the attitude to change
was markedly different in relation to the desireability provision of within estate shops and
additional community facilities, with the majority of participants either agreeing or strongly
agreeing.
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Figure 5.8 Attitudes towards change at Murrays Beach
5.5.4 Interviews with Residents
The residents are able to provide a unique form of knowledge about the estate from their
experience with the purchase of land, building a house and the daily experiences of living in
the estate. A number of key descriptive themes are evident in the responses that were provided
by the interview participants. These descriptive themes include: attractive aspects,
sales/marketing aspects, meeting expectations, community formation, environmental-living
and design guidelines. Appendix 9 provides background information about interview
participants and a summary of their responses in relation to the themes.
5.5.4.1 Attractive Features of the Estate
The pressure to develop the site, like many other coastal areas, comes from perceptions of high
amenity environments. The interviewees were all attracted to Murrays Beach because of its
location, close proximity to other areas and price (ie it was slightly cheaper than the more
established nearby suburb of Caves Beach). The issue of location was largely concerned with
the pleasant scenery and proximity to the ocean. Thus Christine explained that it was:
“the attractive physical environment which stirred up strong feelings... and so our decision to
buy at Murrays Beach was largely from the heart”
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5.5.4.2 Sales and Marketing Aspects
Overall participants were positive about their dealings with Stockland throughout the initial
enquiry and right through to the exchange of contracts. They did not feel pressured by
Stockland in any way and felt they were in full control of the process – they were not being
manipulated (perception of consumer autonomy). Greg explained how he made the decision to
live at Murrays Beach himself, no one had to convince him. Susan also said how seeing the
place, the parks, playground and other facilities gave her a good impression. Both Susan and
Christine talked about how Stockland also took them on a cruise around Lake Macquarie.
Nevertheless it could be interpreted that the locality, the scenery and the bushland is in fact the
agent that facilitates the sale.
5.5.4.3 Meeting Expectations
Here I was interested in the perspectives of the residents once they had become established in
Murrays Beach. According to Greg, “Murrays Beach has exceeded expectations”, his family
love it, he likes the communal pool and “it is nice and quiet”. Susan explained how she loves
being so close to the Lake, not having to travel and it “has a real holiday place feel to it”.
Christine’s response is measured against the way events have transpired. Christine said that
“the walking trails are good and we bought a sail boat”, but then goes on to say “the strict
building controls are less strict – I have empathy for Stockland because they were under
financial pressure to sell lots”. This empathy only goes so far as Christine says “a lot of the
original people are really cheesed off about it”. Murrays Beach has been a success in the sense
that these residents were happy about the locality, surrounds and the living environment, but
less happy with the departure from the original strict eco-theme vision.
5.5.4.4 Community Formation
The participants were asked about views on the formation of community at Murrays Beach.
All three participants understood that the idea behind Murrays Beach was that a distinct
community should form. In a general sense participants understood community in terms of
getting together socially with other residents and participating in the organised events. On the
subject of Stockland’s approach to community formation, it came down to the organised events.
As explained by Susan, “Stockland encouraged community participation, when we first got the
land they sent us information about events”. Stockland’s involvement in organising events has
been reduced. Thus “before the GFC Stockland used to fund events that brought the community
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together” (Christine). Christine acknowledged that the community ideal “only works if there
are people who are willing to give up their time to make it happen”. Being on the residents’
committee, Christine was involved in organising events and activities.
Nevertheless the organised events are part of the living experience at Murrays Beach. As Susan
explained, “we participate in some of the community events such as the Easter egg hunt and
Christmas event”. Christine and her family had been involved in the Bushcare group28.
Some residents did not come to Murrays Beach to be directly involved in the community, but
understood that it was something on offer. Greg said “I don’t want to be part of the community
title, but we are” and also that “we don’t want to be involved in the residents’ group”. Greg
still felt that he was part of a community, “we know everyone in the street – sometimes we
have barbeques”. Greg also considered that there seemed to be willingness by some to be more
involved – he gave an example of the resident who was voluntarily cleaning out the drains.
5.5.4.5 Perspectives on Environmental-living
Murrays Beach effectively creates a commodity out of environmental living through the eco-
theme so that by choosing to purchase here people believe they can live a more ecologically
sustainable lifestyle. Participants were asked about what they understood “environmental-
living” to mean and how they put this into practice. Greg explained how it was the feeling of
being close to nature, actually seeing the native animals and native plants, as well as being
close to the ocean. Susan was a little more critical suggesting that  “appearance wise it all looks
environmentally-friendly and offers a unique living experience. You are very much aware of
the wildlife”. However she conceded that “in actual fact the day-to-day living is no different to
anywhere else”.
Christine provides a more in-depth and personal perspective of environmental-living in the
sense that it is something people have to actively do. Environmental-living “is living in a way
that has little negative impact as possible. It is the way you live in your house”. Christine also
explained she lives in a way that has a lesser ecological footprint by shopping “at farmers
markets which means less food miles, recycling and composting and rainwater collection”.
28 Bushcare is a national environmental movement which started in the 1980s and involves groups of volunteers
working to restore the natural environment in urban and coastal areas across Australia (Bushcare Australia,
www.bushcare.org.au [Accessed: 15 February 2016]).
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Murrays Beach is not ideal for some technological approaches of environmental living.
Christine pointed out that at Murrays Beach “We can’t have solar panels because of the trees”.
Christine suggests that the eco-theme has been a failure. As one of the original residents
Christine and her husband moved to Murrays Beach with the ideal that they would live in an
estate and minimise their ecological footprint. The concept of ecological footprint has been
used as a means of calculating the “equivalent amount of land consumed for a city to function”
(McManus, 2005, p 80). The concept of ecological footprint understood by Christine in relation
to Murrays Beach is minimising the removal of trees through specified building envelopes on
each residential lot.   Thus the impact on the ecology of the NWP is reduced by minimising the
trees removed in building ones house. Christine explains “we built our house within our
building envelope”, however the newer residents “now they go in with bulldozers and more
trees get removed”.  In other words she considers the original estate residents came with the
dream of living this ecologically friendly lifestyle, however this ideal is not shared by the newer
residents. Interestingly no-one mentioned the inconsistency of lowering the ecological
footprint, while also saying that the distance of the commute to place of employment, visiting
friends and shopping is unimportant in deciding where to live.
5.5.4.6 Perspectives on Design Essentials
As previously mentioned the Design Essentials were a major part of creating Murrays Beach
in a way that would have minimal impact on the scenic qualities of the NWP.  Participants
were asked about how the Design Essentials add to the significance of the estate. Greg’s only
comment was “no one follows these anyway”. Susan talked about how they had to build to
very specific design requirements and the apparent departure from such requirements.
“Other people have varied the design criteria. I am not happy with what has happened next
door. I know everyone has different choices but they all knew the building rules when they
purchased the land”.
Christine earlier described herself as one of the “true believers” in the ideal of Murrays Beach.
Christine and her husband were captivated by the locality, the scenery and the bushland.  Yet
in relation to the Design Essentials she offered a somewhat sceptical view. Christine explained
that when they came to the estate it was very strict in what you could do and it “provided some
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challenges and some requirements were not necessary”. She told how they paid a premium
price to design and build a house in accordance with the Design Essentials.
“People who followed the Design Essentials have more trouble selling for the right price”
It is likely that given the apparent departures from the Design Essentials, Christine’s attitude
towards them had soured. In summary the Design Essentials have worked to create the original
eco-themed estate, yet present a challenge to residents. Through the relaxation of the guidelines
there is an underlying but ever present discourse of “us” and “the others” which is a source of
tension between residents.
5.3 Summary
The case study of NWP/Murrays Beach provides a unique example of the emergence of an eco-
themed MPE, derived through a complex planning process. It shows how the origins of this
MPE were grounded in the need for financial capital to become spatially fixed in order to boost
its accumulation. At the same time it shows how commodification and commodity existence
are played out through processes akin to pre-production, production, exchange and
consumption. Pre-production involves narratives that focus on the reinterpretation of the NWP
as a new urban area. This involves creating new visions and new imaginations, as well as
marginalising other views as seemingly outdated (ie the separation of urban space from nature).
Production involves preparing the actual master plan document (ie NWPMP) and obtaining the
relevant planning approvals. It also involved construction processes as described by Garry
(from Daracon) as the transformation of conceived space into a space that was gradually
occupied by residents. Exchange can occur at any time throughout the pre-production and
production phases when the development company decides to convert any added value to a
monetary form. In the later phases exchange is primarily oriented towards the potential
consumer-residents and is therefore reflected in a range of marketing documents. Consumption
involves people purchasing the land for the purpose of building a house and living in the estate.
Individual consumption has the potential to upset the developer’s overall vision for Murrays
Beach and as such the Design Essentials supported by restrictive covenants attempt to maintain
an overall standardized product. The NWP/Murrays Beach provided a useful case study of a
MPE from conceptualisation to completion by a series of private developers in the face of
significant community opposition. Despite the origins of Murrays Beach as a speculative
development by a number of different development companies, it has emerged as an estate that
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is largely popular with residents and reportedly accepted by the existing community of the
NWP. The next case studied focuses on a MPE carried out by a publicly owned land
development corporation that is required to be competitive with private sector developers.
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Chapter 6 Sanctuary
6.1 Introduction
This chapter explores the evolution of Sanctuary by presenting the outcomes of the document
analysis, targeted interviews, post-occupancy questionnaires and interviews. Sanctuary,
previously called Blue Gum Hills Vista Estate is the outcome of an overall strategic planning
process undertaken by Newcastle City Council (NCC) and the Department of Planning in the
late 1980s (refer to background in Section 4.4.2 and Map 4.5). Unlike Murrays Beach,
Sanctuary was developed by Landcom, which is the NSW Government’s land development
corporation. Despite Landcom’s quadruple bottom line charter29, the evolution of Sanctuary
still reflects a process of commodification and its commodity status seems to be a key focus of
the development.
As with Chapter 5, each section considers the multiple time-space trajectories that form the
moments of pre-production, production, exchange and consumption at Sanctuary. The
narratives within the documents analysed,  and of stakeholders and residents,  and the results
of the post-occupancy evaluation questionnaires, are then used to consider the MPE in relation
to the basic commodity circuit model in Cahapter 7.
6.3 The Narratives of Sanctuary
6.3.1 Discourse Analysis
In this section a number of key documents are analysed in relation to the part they played at
various stages in the development of Sanctuary. These documents include, Review of
Environmental Factors and Development Master Plan (REF and DMP) (Andrews Neil, 1998),
Sanctuary Design Guidelines (Landcom, 2010a), This is your natural habitat (Landcom,
2010b) and Sanctuary: Big on Living, Big on nature (Landcom, 2010c).   As summarised in
Table 6.1 through these documents the processes associated with the spatial embodiment of
production, consumption and exchange are explored.
29 Quadruple bottom-line outcomes refer to industry best in achieving environmental, social, economic and
governance performance (Landcom, 2011)
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Table 6.1 Development Phases and Key Documents Used for Analysis
Stage Document Date Precise
Production Review of
Environmental
Factors and
Development Master
Plan
(Andrews Neil, for
Landcom)
1998 Provides supporting
information for the
development
application to the
700 lot residential
subdivision.
Exchange This is your natural
habitat
(Landcom)
2010 This is a hardcopy
sales brochure
aimed at
communicating the
essence of
Sanctuary.
Sanctuary: Big on
Living, Big on Nature
(Landcom)
2010 Website
Consumption Sanctuary Design
Guidelines
(Landcom)
2010 Provides specific
details about building
and landscaping
design requirement.
6.3.1.1 Pre-Development Application Processes
The REF and DMP (Andrews Neil, 1998) provide insights into the pre-development
application processes. As discussed there were a number of pre-production strategic planning
processes undertaken by NCC and DUAP to establish the Maryland -Blue Gum Hills
development corridor that incorporated the Blue Gum Hills Vista Estate (the Sanctuary site)
along with sites for the other estates that now comprise the suburb of Fletcher. Significantly as
part of development application process, Landcom was in a position where the pre-production
processes involving the rezoning of the land that took place six years prior (in 1993) were no
longer considered appropriate for the actual development of the site (in 1998). In this way we
gain insights into Landcom’s focus on producing a housing product that is more likely to sell.
The section of the REF and DMP document entitled ‘Local and Regional Planning Context’
provides insights into Landcom’s rationality for not proceeding with the development
according to the concept master plan that supported the rezoning application process. The
rezoning process included a concept master plan that proposed Blue Gum Hills Vista Estate
would be a more compact residential development based on New Urbanist principles (Grant,
156
2006; MacLeod, 2013), set in an urban fringe location. In general concept plans associated
with rezoning proposals are not intended to reflect the final subdivision master plan, however
they engage spatial imaginaries and expectations of the type of development that is likely to
occur. The REF and DMP suggests, since the rezoning a number of other studies30 have altered
the development potential for the western area (of Newcastle) by increasing the overall land
available for urban release. The REF and DMP therefore develops a new rationality for a less
compact form of urban development. The discourse of market rationalities are used by the
developer to explain why the concept master plan is now inappropriate for the site.
There is an inherent power struggle at play as Landcom back down on previous commitments
to limit the land area of the overall estate. The above mentioned strategies provide an inter-
textual component that influences the reader to assume the proposed changes to the original
concept master plan are justified. However the reader does not necessarily have access to the
previous documents and the author of the REF and DMP can selectively use these other
documents to change the previously approved concept master plan without critical evaluation.
Furthermore there is a level of obfuscation of how certain knowledge has come into existence,
for example:
“it is understood that Newcastle City Council is reviewing its  projected population capacities
for the Marylands (sic) – Blue Gum Hills downwards” (Andrews Neil, 1998, p 9).
In this statement the “it is understood” is vague and there is no actual reference to another
document source. Nevertheless, the Draft Lower Hunter Settlement Strategy is referenced and
notes that achieving more compact residential forms in most new release areas would be
difficult due to both the lack of demand for smaller lots in outer suburban areas and
environmental constraints. This low demand for smaller lots and medium density housing in
the Newcastle area is said to be supported by “recent market research carried out for Landcom,
by Leyshon Consultants” (Andrews Neil, 1998, p 9). I am not suggesting that the compact
approach in the concept master plan was more appropriate, rather that the decision about the
type of urban development is determined by the market demand, rather than the actual needs
of people (eg affordable housing) or ecological processes.
30 The Maryland -Minmi Structure Plan (Newcastle City Council, 1994), the Blue Gum Hills – Killingworth
Corridor Strategy (Department of Urban Affairs and Planning, 1997) and the Draft Lower Hunter Settlement
Strategy (Andrews Neil, 1997)
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The discourse of the market is also used by the developer to down play what is likely to happen
in the future. Developer contributions31 towards related infrastructure are necessary to ensure
new development is adequately serviced. The Maryland – Blue Gum Hills corridor was
designated to support a large number of new release areas that need to be serviced by new and
improved infrastructure and services.  However developer contributions towards public
infrastructure require upfront payments (ie prior to the approval of the subdivision certificate)
before the developers can sell individual house lots. The REF suggests:
“The consequences of the most recent studies suggest that the target yields adopted for
planning of infrastructure in the western lands will not be achieved”.
Landcom imply the contributions towards infrastructure for the Maryland – Blue Gum Hills
corridor is no longer necessary. In other words Landcom should not be responsible for making
the previously required contributions which would have gone towards upgrading the main road
(ie Minmi Road) from Wallsend to the new release areas (refer to Map 4.5). This logic is
nevertheless based on the medium term (the outlook of the economic landscape in 1998), rather
than the longer term vision for the Maryland – Blue Gum Hills corridor. The main thrust of the
Local and Regional Planning Context section in relation to developer contribution is to bring
the reader up to date, informing them that circumstances are now different to those when the
concept master plan was conceived.
6.3.1.2 Development Application Documentation
The REF and DMP (Andrews Neil, 1998) provides details of site investigations and puts
forward a design concept and master plan to support the development application for Blue Gum
Vista Estate (it was not renamed Sanctuary until 2010). The REF and DMP was prepared by
Andrews Neil Pty Ltd, which is an urban planning and design firm, on behalf of Landcom. The
intended original readership of the REF and DMP would have been predominantly Council
planners, Councillors and officials within other government agencies. It would have also been
available for public exhibition, and as such it would have also been aimed at interested
community stakeholders. This readership is likely to be examining the text and trying to assess
the degree to which the development proposal has merit. Essentially the REF and DMP had to
31 The NSW Environmental Planning and Assessment Act 1979 has provisions that allow local government to
impose monetary contributions on developments where they create an additional demand for infrastructure and
services to be provided by Council (eg improvement to the road network, additional library facilities, additional
recreational areas) (Crofts, 2014).
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convince at least the local government planners and elected officials that the development
would be appropriate.
The REF and DMP is divided into two major sections, comprising text, maps and diagrams.
The first part is the Planning Study, which is concerned with site analysis, discussion of
development issues and consideration of environmental issues. The second part of the REF and
DMP is the Design Concept and Master Plan, which “establishes the design principles,
objectives and implementation guidelines for the estate” (Andrews Neil, 1998, p ii). The REF
and DMP is of a technical genre. It serves to support the development application for the
subdivision that will create the basic components of the estate (ie residential lots and
infrastructure).
Integrating site elements
The Sanctuary site comprises many pre-existing landscape features. The approach here is
somewhat different to Murrays Beach.  Rather than simply partitioning the site into area for
particular development types and areas for conservation, the REF and DMP considers the pre-
existing landscape features as constraints, resources or site opportunities (see Table 6.2). The
discussion about the site elements is centred on the “Site Analysis” plan, which is Figure 3 in
the REF and DMP (and reproduced as Figure 6.1).
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Figure 6.1 Sanctuary Site Analysis Plan (shown as Bluegum Vista Estate)
Source: Andrews Neil, 1998, p 15
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Table 6.2 Analysis of Site Description Section
Text Descriptive
Coding
Analytical Coding
Hexham Wetland
Deeply incised
gullies
Hydrological
functioning
Site constraints -
(Must be avoided).
Acknowledgement that there are natural boundaries
that restrict the way development of the site occurs.
Natural environment has agency.
Ridges
Gentle slopes
Site resources -
(Can be
incorporated into
the design)
The inherent value of the site – elevated position,
good for views and gentle slopes providing the space
for houses.
Provision of
vegetation
corridors
Create theme
based on existing
landscape
character
Site opportunities –
(Can be adapted
into the design)
Human interpretation of the landscape incorporated
into the master plan and design guidelines.
The site constraints are those elements that curtail the way the development could otherwise
occur. This acknowledges there are certain boundaries that restrict the way development of the
site occurs in terms of scale, density and area. These constraints exist because it is not feasible
to adapt to the landscape so that it is conducive to urban development. The major constraints
for the Sanctuary site included the deeply incised gullies, poor soil infiltration and the
proximity to Hexham Wetland 32. The incised gullies limit the total area of land available to the
development (see Plate 6.1). These gullies are identified as “existing vegetation and steeper
slopes” in Figure 6.2) and hatched to show that the land area is excluded from development.
Hexham Wetland is identified as a constraint in terms of the need to ensure the development
does not cause pollution and degradation of this ecosystem. Hexham Wetlands is shown in
Figure 6.2 by the change in the contour line pattern and the area is left blank showing no
features, as if the area was non-existent. Constraints may also impinge on how the development
will occur. The REF and DMP advises that the “site characteristics provide limited scope for
32 Hexham Wetlands are part of the Ramsar listed Hunter Estuary Wetlands which comprise Kooragang Island
Nature Reserve (listed in 1984) and the Hunter Wetlands Centre (added to the Ramsar site in 2002) (NSW Office
of Environment and Heritage (2012) Hunter Estuary Wetlands Ramsar Site, Environmental issues, available at
www.environment.nsw.gov.au [Accessed: 27 August 2015].
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on-site infiltration of stormwater” (Andrews Neil, 1998, p 12). Thus the proposed “urban
stormwater drainage systems proposes that site runoff be filtered through existing dams and
new artificial wetlands to minimise impacts on wetlands [Hexham Wetlands]” (Andrews Neil,
1998, p 13).
Plate 6.1 Incised Gullies with remnant vegetation and outlook towards Hexham Wetland
Photograph by author
Some constraints can be based on culturally derived prohibitions (referred to as environmental
constraints) on disturbing certain elements such as places, items or artefacts of indigenous
heritage or plants and animals deemed significant. A number of cultural heritage sites were
later identified with subsequent modifications to the development consent. In addition, the REF
and DMP identified the likely presence of threatened flora and fauna species within the areas
of remnant forest vegetation. Site constraints are nevertheless perceived as something that can
be appropriately addressed through planning and design. Thus the Sanctuary residential areas
were planned around the areas of remnant vegetation and the incised gullies, while landscaped
areas were designed around “infertile soil conditions” (Andrews Neil, 1998, p 12).
The site resources are those natural features or qualities recognised by the developers as
something that can be used to enhance the estate.  In the case of Sanctuary the ridge lines and
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the gentle slopes formed the key resources. The system of “three ridges that form an elevated
peninsular to the south of Hexham Wetland” (Andrews Neil, 1998, p 12) provides for extensive
views from the site to the north and north-east. The “Site Analysis” plan (Figure 3 in the REF
and DMP) uses a system of dark lines to identify the ridges and arrows to indicate the “best
views”. The REF and DMP identifies that “slopes are generally gentle” (Andrews Neil, 1998,
p 12) and these slopes are identified as ideal for housing development.
Site opportunities are similar to site resources however the concept terminology reflects the
way the developer conceives the natural features as being favourable to the development.
Ultimately nature is interpreted as the guidelines for the overall layout and design of the estate.
Thus the “Wetlands and remnant gully vegetation are important features of the design”
(Andrews Neil, 1998, p 13) and these “provide an overall structural form for the master plan
and general landscape approach” (Andrews Neil, 1998, p 13). In some cases the natural features
are conceived as a guide for landscaping purposes, for example the “Endemic species form the
principle basis for new planting and street trees” (Andrews Neil, 1998, p 13). The topography
dominated by the incised gullies and ridges is presented as a constraint to developing the site,
as it reduced the amount of land and is potentially an impediment to movement within the
estate. However Landcom proposed that a series of cycleways and pedestrian linkages could
be incorporated on the edges of these gullies as a way of providing for mobility within the
estate and connection to adjoining urban areas (Andrews Neil, 1998). Facilities that encourage
mobility also enable residents to meet and potentially interact. In this way the constraints of
the site are turned into elements of the lifestyle features.
The Master Plan
The Design Concept and Master Plan, shown here as Figure 6.4, defines not only the extent of
the space that will become known as Sanctuary, but also the spatial distinctions that are
regarded by Landcom as important for the success of the estate.  Through the use of the master
plan map the land is divided into zones or areas that reflect the proposed use. Thus some land
is identified as “existing vegetation to be retained”. There are also areas identified for a special
purpose such as “proposed buffer planting” and “proposed detention areas”. There are areas
for residential lots which are further divided into “medium density residential” and
“conventional residential lots”, and areas for public space such as the community centre, and
community facilities, such as shops and a public school.
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The Master Plan provides insights into the dominant rationalities and aspirations considered
likely to be sufficiently acceptable to enable the development to be approved. The key areas of
focus include: land use efficiency, accessibility and connectivity, orientation and solar access,
liveability, efficient and timely provision of services, habitat protection and management, and
water cycle management. A full analysis of the Master Plan is provided in Appendix 10. The
basic underlying discourse across these focus areas is that that production of Sanctuary will be
responsive to human needs and compatible with the surrounding sensitive natural environment.
Community and Spatiality
The REF and DMP do not explicitly include any statements about expectations for community
formation, however built forms, which may encourage greater social cohesion, are proposed.
In this case the document is vague about whether or not facilities likely to encourage
community formation will be provided. There is acknowledgement that the Maryland-Minmi
Urban Corridor Social Structure Plan (Newcastle City Council, 1994) identified the need for
a range of community facilities that would be needed to meet a perceived demand (Andrews
Neil, 1998, p 19).
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Figure 6.2 Village Precinct Plan
Source: Andrews Neil, 1998, p 21
The master plan proposed a “Village Centre Precinct” (identified as Figure 5 in the REF and
DMP and reproduced as Figure 6.2) which incorporates village centre shops, community
centre, public school and park. The Village Centre Precinct is situated at the approximate centre
of Sanctuary to enable residents to walk to the facilities. The ability for residents to walk to the
village centre and go to the school, shops and community centre offers an opportunity for social
interaction and as a result some sort of community may form. The developer, however, does
not directly commit to providing the actual facilities, rather they ensure there is land available
for these purposes if required. The actual provision of facilities such as schools is outside the
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scope of the master plan. The REF and DMP acknowledges that the utilisation of the school
sites:
“is subject to detailed planning requirements of the Department of Education, private schools
are subject to demand and other community uses will also be subject to the needs and available
funding of the respective organisations” (Andrews Neil, 1998, p 19).
The master plan keeps a range of development options open through the application of a mixed
use zone for the Village Centre Precinct which “provides flexibility for some of the designated
areas to be developed for residential purposes in the event they are not required for community
use” (Andrews Neil, 1998, p 19).
The attempts to establish the foundations of a community through the material transformation
of space became conflated with the actualities of land development. The provision of the
facilities would have required a greater financial outlay and engaging in partnerships with other
organisations and businesses in a similar way to the Greater Springfield MPE (Bajracharya et
al., 2007) as discussed in Chapter 3. Consequently the Village Centre Precinct with the shops,
and primary school did not come to fruition, although a regional sporting facility and
community centre was eventually developed through a Voluntary Planning Agreement33
between Landcom and NCC (see Plates 6.2 and 6.3).
33 Section 94E of the Environmental Planning and Assessment Act 1979 allows Council and the developer to
enter into an agreement (Planning Agreement (VPA)) to facilitate the provision of infrastructure and community
facilities.
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Plate 6.2 Fletcher Regional Sporting Facility
Photograph by author
Plate 6.3 Fletcher Community Centre
Photograph by author
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6.3.1.3 Consuming the Dream
The building design codes for Sanctuary are detailed in the Design Guidelines (Landcom,
2010a) and are similar in concept to the Design Essentials for Murrays Beach. The Design
Guidelines were developed by Landcom and incorporate interpretations of the way urban space
should be integrated so that particular connections, materialities and feelings emerge. Again I
give focus to the language, spatial practices and power rationalities that are coded in the texts,
photographs, diagrams and maps within the Design Guidelines document. An analysis of text
in the Design Guidelines is provided in Appendix 11.
The Design Guidelines are portrayed as the authority on how the urban spaces of Sanctuary
should be arranged and also how built forms should appear. The guidelines therefore adopt a
technical genre, providing a “coherent vision” (Landcom, 2010a, p 2) through the specific
detail on how the buildings, ancillary structures and the landscaping should be designed.  The
detail includes: building design, design features (eg external shading devices, decorative
elements), driveways, outbuildings, fences, retaining walls, vehicle parking and landscaping.
It also provides colour pallets for painted exterior walls, gutters and downpipes, as well as the
type and colour of bricks that can be used.  Thus out of many possible choices for urban design,
the Design Guidelines provide a highly specific spatial vision in relation to Sanctuary.
The overarching discourse for Sanctuary is “consistency in the character of the urban,
landscape and housing design, public and private open spaces...” (Landcom, 2010a, p 2). This
idea that urban space has to be consistent does not mean that everything necessarily has to look
the same, but similar and in accordance with a pre-determined theme that the developer’s urban
design team have decided is “the look” for Sanctuary. Plate 6.4 provides an example of the
consistency that is achieved with building setbacks from the street, landscaping, same letter
boxes and similar building designs.
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Plate 6.4 Streetscape and building design
Photograph by author
A number of themes emerge from the type of words used to explain the planned spatial
arrangements and built forms. The Design Guidelines divide building design into three
categories by introducing the concepts of “primary design elements”, “secondary design
elements” and “tertiary design elements” (Landcom, 2010a, p 2). The specific design elements
for each category are listed in the table in Appendix 11. In summary, the Primary design
elements are those “fundamental to the design of all homes within Sanctuary” (Landcom,
2010a, p 2). Thus there are some aspects of the desired urban space at Sanctuary that are
considered highly important and must be incorporated into the design. The secondary “design
elements are important to the design of all homes within Sanctuary” (Landcom, 2010a, p 2).
Thus some aspects of the desired urban space should be incorporated in homes. Tertiary design
elements are less important, but still relevant and as such are “to be considered and incorporated
into the design of all homes within Sanctuary” (Landcom, 2010a, p 2). Despite this ordering of
design elements, from the last statement it seems that they must all be incorporated in the house
design.
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The Design Guidelines specify the type of landscape treatments that must (and must not) be
applied. One theme is that the exterior areas of each dwelling should contain as much “soft
landscaping as possible” (Landcom, 2010a, p 13). Consequently “owners are encouraged to
use mass plantings instead of turf or turf areas rather than paving to create large areas of
permeable surfaces” (Landcom, 2010a, p 13). Another theme reflects the importance of using
“native” plants, or more specifically “endemic” plants for landscaping, because they “will
encourage wildlife and reduce the reliance on irrigation during dry periods” (Landcom, 2010a,
p 13).
The key discourse within the Design Guidelines is the provision of a visually appealing urban
residential landscape.  This new urban space is conceived as showing off all the elements that
are deemed to be visually appealing and hiding those elements that are deemed to detract from
the appearance of the estate. Specifically, the Design Guidelines suggest that ancillary service
installations such as air conditioners, solar hot water services, television antennae and satellite
dishes, “should not be visually dominant” (Landcom, 2010a, p 12).
The Design Guidelines effectively constitute a set of spatial practices through which the
perceptions of how Sanctuary should look are established. They seek to arrange different
aspects of the built forms so that together the estate exhibits a unified and consistent appearance
that produces an overall “feel”. These spatial practices include a combination of development
standards, specification of materials and colours, specification of a particular appearance and
specification of the spatial arrangement. A key rationality within the Design Guidelines is that
for housing commodities to be marketable they need to look attractive to potential buyers. Two
key words of “simple” and “minimal” are used to capture the underlying logic of Sanctuary.
The spatial practices associated with development standards, prescribed colours and materials,
hiding utilities and standardised landscaping deliver a highly ordered and “clean” looking
urban environment. The words and practices reflect the logic of minimalist architecture where
through designs aimed at simplification and reducing, there is a sense of clarity and richness
of simplicity instead of emptiness.
6.3.1.4 Selling the Dream
As with Murrays Beach the moment of exchange is when the land that forms Sanctuary is
transferred by means of sale from one owner to another owner. It is also where the developer
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attempts to add extra value by promoting aspects of the development that are likely to be
appealing. Two key textual sources were used to understand the discourses surrounding the
moment of exchange at Sanctuary: This is your natural habitat (Landcom, 2010b) and
Sanctuary: Big on Living, Big on Nature (Landcom, 2010c). In addition there were a number
of spatial practices or landscaping practices employed to effectively establish the brand of the
MPE. These practices became evident in the promotional material and through site visits.
This is your natural habitat
This is your natural habitat is similar in some respects to Nature has crafted it at Murrays
Beach (Section 5.3.1.4) and as such needs to be understood in the context of Landcom trying
to make Sanctuary an attractive product for potential customers. It makes extensive use of
visual imagery showing people engaged in some sort of outdoor activity. The document
contains some text that seeks to evoke deep feelings. As a marketing document it is important
to acknowledge that the discursive constructs will be a highly distorted representation of urban
existence, however they provide insights into what the developer perceives as the most
important (or valuable) aspects of Sanctuary.
The document first draws attention to the broad key features that are on offer at Sanctuary,
without giving much explanation. These key features are provided as a list. Thus:
 Open spaces
 Contemporary home designs
 Friendly faces
 Modern conveniences
(Landcom, 2010b, p 2)
This list of features may be partly regarded by Landcom’s marketing division as the words that
are likely to attract people’s attention and give the document more consideration. At the same
time they reflect knowledge about the features that are most important for a residential
development.
The language in the marketing document focuses on those aspects of Sanctuary that are
considered to be attractive for potential customers in the sense that it creates a surreal type of
connection to nature. Overall it uses a catchy style that utilises made-up words based on the
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binomial system of nomenclature devised by Linnaeus and used in biology (eg Kiddius
Explorus, Mostus Welcomus, Friendlius Localus, Brilliantus Thinkus). The use of such words
is most likely intended as a way of attracting attention, however it reflects the intention of the
developer to establish a connection between Sanctuary and a conceived nature.
The key spatial metaphors in “This is your natural habitat” reflects the perception that at
Sanctuary an enhanced lifestyle is possible through connection to nature, sense of community,
the desire for a quiet and peaceful life and the need to live in close proximity to shops and
community facilities.
One of the key spatial discursive constructs is the way lifestyle is integrated with the
environment. Thus a range of statements such as the following are used:
“your natural habitat”
“surrounded by the beauty of Sanctuary’s environment”
“enjoy the lifestyle”
“healthy outdoor living”
“Built environment and natural environment come together”
(Landcom, 2010b, p 2)
These statements are accompanied by a large photograph of children playing on a log within a
bushland area.
This is your natural habitat also constructs the proximity and distance discourse by establishing
the position of Sanctuary in relation to the suburbs and urban centre of Newcastle. The key
statement here is “treasure the feeling of being away from it all without being too far”
(Landcom, 2010b, p 4). The document then makes the point that Sanctuary is a short distance
from all the places where people are likely to want to go. Thus:
 “just 25 minutes from the Newcastle CBD,
 “...ideally located to access beautiful beaches, major shopping centres, the Hunter
Valley and the F3 (freeway) to Sydney”
Landcom, 2010b, p 4
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The document then provides a list of all of the key community facilities and commercial
facilities (eg public schools, private schools, hospitals, sport and recreation facilities, golf
courses, retail shopping and entertainment venues) within Newcastle as a way of demonstrating
that Sanctuary is connected.
Sanctuary: Big on living, big on nature
The website material34 for Sanctuary was organised around the main headings of: overview,
about Landcom, facilities and builder panel. The key focus of the text is to establish what is
special about Sanctuary and in this way it constructs a unique commodity (not just another
estate, but a Landcom estate). The themes include: Landcom’s experience and commitment,
and the conjoining of the built and natural environment. The text establishes Landcom’s
credentials through their development of “award winning communities with people in mind”
(Landcom, 2010c). Sanctuary, like Murrays Beach is framed around the notion of bringing the
built and natural environment together, as this is perceived to create the most desirable and
pleasant living spaces. Community is framed as available. At Sanctuary “there is something
special about the community spirit, where new residents are welcomed and events are held
throughout the year” (Landcom, 2010c). Plate 6.5 depicts one of the events showing people in
what appears to be a family fun day in one of the playground areas. Quality of building design
is promoted as being always available. At Sanctuary “our builder panel was established as a
way of safeguarding the distinct style of the neighbourhood and to protect the investment of all
residents” (Landcom, 2010c). Thus the marketing material here gives focus to the commodity
elements beyond the individual house and land, that will be available as part of the purchase.
34 This is based on website material downloaded from the Landcom: Sanctuary website
www.landcom.com.au/project/sanctuary on 25 September 2011.
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Plate 6.5 An event being held at Sanctuary
Source: Landcom, 2011
Landscaping practices
A range of landscaping practices are employed by Landcom to delineate Sanctuary so that it is
distinct from the surrounding estates that make up the suburb of Fletcher. These include a front
landscape feature, signage and vegetation buffers. The entrance feature comprises a sign
(shown in Plate 6.6) with the name of the estate “Sanctuary” and a landscaped area, comprising
a native grass plant known as Lomandra, which extends along both sides of the main entrance
road and in the median strip. As can be seen in the photograph there is remnant tree vegetation
(and some younger trees) in the background which provides a visual buffer of Sanctuary from
Minmi Road. This allows visitors/ potential buyers to understand what Sanctuary is and means
as opposed to Nikkimba Ridge, the Outlook and Hidden Waters.
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Plate 6.6 Front entrance landscape feature
Source: Landcom, 2011
6.3.2 Targeted Interviews
Many different people had a role in the production of Sanctuary. As with Murrays Beach, these
people provide stories about the development of the estate from the perspective of their
involvement. Thus interviews were undertaken with a local government planner, developer and
construction engineer. The broad areas that were discussed as part of these interviews included
their role in the organisation, drivers for the development, perceived constraints, community
issues, perspectives on success, developer interactions, the master plan and the creation of
community.
6.3.2.1 Role in the Sanctuary Development
The local government planner (who will be referred to as Bill) was employed by NCC in the
Building and Development Services section within the City Futures Division as a senior
development officer (engineer). His role involved taking carriage of the development process
from the pre-development enquiries, through the development assessment, to the issuing of the
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construction certificate35 and the issuing of subdivision certificates36. Bill’s involvement in the
Sanctuary development commenced after the original development consent for the subdivision
had been issued in 1998. Thus it was established that Bill had no involvement in the re-zoning
or the development application process. Nevertheless his subsequent involvement in the
development has seemingly given him an in-depth understanding of Sanctuary and other
nearby estates.
Len was the regional development director with Landcom.  Len advised that his role was more
than just project management, it was about “holistic management of the development and
ensuring that it will make a profit and bring in cash flow. It is also about looking at strategic
directions”.  Although the project started in 1995, Len did not become involved until 2000.
6.3.2.2 Drivers for the Development
The drivers for the development of the Blue-Gum Hills precinct had been established through
previous strategic land use planning processes, aimed at achieving urban development on the
western perimeter of Newcastle. On this subject Bill was not aware of the underlying strategic
reasons behind releasing this land to residential uses. Bill commented that the Maryland-
Fletcher-Minmi corridor was one of the last areas suitable for Newcastle’s urban expansion.
Bill explained how at the time of his involvement, the land had already been zoned for
residential purposes. Basically the developer had an expectation that the land could be
developed for residential purposes.
The perception of Len was related to the need to find new and innovative ways of delivering
housing. This is an ever present theme which is reflected in the corporate strategy which states
Landcom is “charged with delivering the state’s plans for urban growth and change, while
leading our industry in best practice sustainable development” (Landcom, 2011, p 6). Thus Len
explained that the main drivers for the Sanctuary development were to achieve:
“a benchmark outcome, which was obviously to make a profit, but we also wanted to get a
good social outcome by trying to establish a community and get some broader community
outcomes”.
35 The NSW Environmental Planning and Assessment Act 1979 requires that prior to the commencement of
subdivision work (eg landforming and road construction,) a Construction Certificate must have been issed to the
developer by the Consent Authority or in some cases a private certifier.
36 Prior to the registration of separate land titles a Subdivision Certificate must be issued by the Consent Authority.
This certifies that all subdivision work has been satisfactorily completed.
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The concept of “benchmark” I will return to later, considering here the profit outcome – social
outcome nexus that forms an overt aspect of Sanctuary. These dualistic outcomes are coded in
the spatial arrangements and the social relations of the estate. The spatial outcomes include
open space, community area and the sporting facility.
6.3.2.3 Perceived Constraints
One of the major considerations in relation to the merits of a development site is the constraints.
“Constraints” may be interpreted as the way the landscape, and existing and past land uses,
work as a planning instrument in the sense that they impose rules and barriers in relation to
how new urban development can occur. Bill and Len separately discussed the constraints of
the site with reference to a plan, as the constraints are largely regarded as spatially based. The
constraints are discursively constructed around the concept of “challenges” to be overcome and
may be broadly categorised as topographical, environmental and human and cultural. The
topographical and landscape constraints were identified as the deeply incised natural gullies
that bisect the land. Bill explained how “everything is driven by topography out in the Blue
Gum Hills catchment”. Hexham Wetlands also forms a topographical constraint in terms of the
land that is unsuitable for urban development due to its flood hazard. Environmental constraints
are those features that could be physically modified, however the modification would be
considered socially undesirable. Such features were identified as tree vegetation, pockets of
endangered ecological communities and threatened species of flora and fauna. Len explained
how the dense vegetation was identified as a bushfire hazard, which necessitated the inclusion
of an asset protection zone, thus further limiting the developable area.  Bill explained how the
site had already been rezoned to residential uses prior to the listing of the endangered ecological
communities and threatened species of flora and fauna under the Threatened Species
Conservation Act 1995. Bill also made the point that it is very hard to “back-zone” because of
the developer’s expectations. As a result the challenge was to work around these environmental
constraints.
Hexham Wetland also presented as a major environmental constraint. Bill explained how “we
had to consider the importance of Hexham Wetlands because of its Ramsar status …it is also
protected under State Environmental Planning Policy No 14 – Coastal Wetlands”37. It was
37 State Environmental Planning Policy No 14 – Coastal Wetland is an environmental planning instrument in
effect under the NSW Environmental Planning and Assessment Act 1979. The aim of this policy is to ensure that
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considered important to ensure development in this area did not cause pollution or degradation
to the wetlands. Len discussed Hexham Wetlands in terms of how the challenge of this
environmental constraint was overcome through initiatives to incorporate water sensitive urban
design (WSUD) features into the estate in order to give better protection to the wetlands. Plate
6.7 provides an example of one of the swale table drains designed to capture pollutants and
sediments before the runoff water enters Hexham Wetland. Len also explained how in dealing
with this challenge Landcom has become a leader in the utilisation of WSUD features through
their use in subsequent developments38.
the coastal wetlands are preserved and protected in the environmental and economic interests of the State (NSW
Legislation: www.legislation.nsw.gov.au [Accessed: 28 August 2015]).
38 Landcom has subsequently released a series of publications: Water Sensitive Urban Design – Book 1: Policy,
Water Sensitive Urban Design – Book 2: Planning and Management, Water Sensitive Urban Design – Book 3:
Case Studies.
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Plate 6.7 Water sensitive urban design – swale drains
Photograph by author
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There are also human and cultural constraints associated with existing land uses and past land
uses. In general land development involves an element of the unknown that does not emerge
until construction work has physically commenced. In Australia the protection of Aboriginal
cultural heritage involves “respecting its presence in the landscape, and considering carefully
how to minimise the impact on land where it is situated” (NSW Office of Environment and
Heritage, 2014). This is reinforced through legislation that makes it an offence to “harm
(destroy, deface or damage) or desecrate an Aboriginal object or Aboriginal place, or in relation
to an object, move the object from the land on which it has been situated” (NSW Office of
Environment and Heritage, 2014). Thus Aboriginal cultural heritage has broader community
significance and as such past land uses have a significance. Len explained how during the
construction process some aboriginal archaeological sites were discovered. As a result they
were required to obtain an Aboriginal Heritage Impact Permit (AHIP) to incorporate the
archaeological items into the heritage parks within the site.
Cultural constraints may also be related to separation distances between areas of human
habitation and noxious land uses. In the case of the Sanctuary site, the Newcastle waste
management facility is located approximately one kilometre to the south-east.  Such human
imposed constraints can be altered if there is a will. Bill explained how there used to be a one
kilometre buffer around the waste management facility, however in the mid-1990s this buffer
zone distance was relaxed to 400m and as such more residential development was permitted,
albeit closer to a potentially noxious activity.
6.2.2.4 Community Concerns
There were also some community concerns about the development of the area. The
transformation of land from rural uses or remnant forest to urban uses can be controversial for
many reasons, including the loss of productive agricultural land, habitat destruction or that
existing residents in the area just do not like the change (eg Albrecht, 2007). The development
of Sanctuary represented a change from a land use to which the existing residents had become
accustomed. As was evident with Murrays Beach, once the development had occurred the
existing residents of Blue Gum Hills came to accept it and the controversy seemed to subside.
Len explained how there were initially significant concerns about the development of the area
from the existing residents. There was a community action group involved in the early stages
of the development. Len was of the opinion that community concerns were overcome through
a series of community consultation meetings and that getting across the “idea that we were
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trying to create a community helped a lot”. In this he draws attention to the discursive processes
that are involved in gaining sufficient social acceptance of a development proposal.
Bill presents a contrary view to Len, suggesting “there has not been a real lot of community
opposition to development in the corridor”. It is noted that Bill did not become involved in the
Sanctuary development until 1998 after the original consent for the subdivision. Although Len
also did not become involved until 2000, he seemed to have a greater corporate knowledge of
the history of the development. Bill was also reflecting on the other residential estate
developments in the Blue Gum Hills precinct - Nikkimba Ridge, The Outlook and Hidden
Waters (refer to Map 4.2), which predated Sanctuary by the time of his involvement, existing
residents may have accepted the urbanisation of the area. Bill’s comments seemed to draw on
a discourse of a declining, or no longer relevant, agricultural hinterland. In particular, “as you
push out you are only up against the old farmers and they are the ones that generally win by
the rezoning of their land”. The reference to “old farmers” suggests that there is a perception
that farming is a dying land use in this area.
Bill’s account overall suggests that there might have been a shift in the spatial interpretation of
the Blue Gum Hills precinct. It was no longer regarded as a peri-urban space, but rather a space
that is awaiting conversion to an urban space. Thus the mind set of people reflected spatial
practices associated with creating a new type of urban space. Bill conveyed the idea that the
influx of new people (residents, property investors) created a new mindset where “most of the
people going out this way want to clear their own parcel of land so they don’t create too many
waves for the developers”.
6.2.2.5 Perspectives on Success: Creating Meaning
The use of the term ‘success’ is taken as a means of deriving narratives about the underlying
approaches to value creation. The interviewees had varying interpretations of what constitutes
success in new urban developments.  Bill's perspective was:
"the easiest way is the community's satisfaction... People want to live there because it has
everything they want. Getting this right is also important for developers because it means they
sell lots faster".
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These responses reflect different temporal perspectives. Bill’s comment above provides
fragments of different moments of consumption and exchange. In relation to consumption he
takes the position that people have been living in the estate for a period of time and are able to
make an evaluation of whether or not they are satisfied based on their lived experiences. Bill
also suggests that people make an initial evaluation about utility assessing that the estate has
everything they want (or so they believe, and that is what the purchasing decision is based on).
Bill also touches on the idea that consumption informs production. In a similar vein, Len
suggested that success is achieved by creating something that “looks good, feels good and
sells”. This response is from the perspective that someone arrives at the estate, likes what they
see and gets a good feeling.  As a result they are sufficiently captivated that they purchase land
in the estate. Both responses nevertheless allude to the idea that certain elements have to be
present to create meaning, significance and value.
Bill then provided what he felt were the key elements that can lead to a successful residential
estate. These were having good space arrangements, good urban design, good passive
recreation, as well as active recreation areas.  People do not like to walk too far to services so
it is important to get the distances right. Ideally it is good to have local shops so that people do
not have to leave the estate unnecessarily. Bill suggested that all the recent estates (The Outlook
and Hidden Waters) at Fletcher have been successful in that the critical moment of exchange
is being realised. According to Bill, and as was evident in marketing materials for Sanctuary,
the developers use natural environmental surroundings to create value. Thus:
“The Landcom (Sanctuary) and Mirvak (Hidden Waters) do market themselves differently
because of the essentially natural environment they are in. You know with Hidden Waters there
is more bushland and they tend to market it more that way. Whereas the Landcom estate has
more panoramic outlooks onto wetlands um they have tended to open their site to those aspects
and are targeting that sort of market. So they tend to market themselves differently to the
community as well.” (Interview with Bill)
This suggests that there are site resources that can be incorporated into the development. In this
case Bill perceives how landscape is a potential marketing device and success is regarded as
the ability of developers to market their products. Landscape differences mean different
marketing themes. By way of comparison the developers of Hidden Waters make use of the
surrounding forest to market this estate as an escape within a natural setting. However Landcom
market Sanctuary as the product of nature (Nature has crafted it).
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6.2.2.6 Developer Interactions
Some of the proposals from the developer were identified as a cause for concern for Council.
Even though Landcom is a NSW Government land development corporation, Len explained
that they (Landcom) are largely just like any other developer. However being state government
there was, at the time in 2000 a requirement to enter into a partnership with a private sector
developer. According to Len, Sanctuary was initially a “joint venture with a private
development firm, however there was conflict over Landcom’s objectives and the objectives
of the private developer”.
The idea of this according to Len was that their partner brings innovation to the residential
subdivision over and above what would be typically required. The perception is that this is
because Landcom work on a “quadruple bottom line which means they must demonstrate they
are the number one developer in terms of innovation”. Bill explained how this can cause
“angst for Councils because some of what is proposed is going to be expensive to maintain”.
The quadruple bottom line is based on ensuring that developments achieve particular
benchmarks in relation to social, environmental, economic and governance outcomes.
There was nevertheless a willingness to work together in relation to the provision of regional
infrastructure. As Bill explained:
“They have entered into a Voluntary Planning Agreement with Council to assist us in providing
a $15,000,000 sporting facility on their site. When this land was zoned residential it [the site
of the sporting facility] was initially identified as a school site. It became redundant for school
purposes. The options were they could have pushed Council to grant approval to further
subdivide the land for residential purposes – but they acknowledged the benefits for themselves
– their local community and the wider community for the inclusion of a sporting field and
community building so they are also assisting us financially to provide that facility”.
6.2.2.7 The Importance of the Master Plan: Leading by Example
As mentioned previously Landcom undertakes developments that are in some way innovative
and achieve a broad range of social, environmental, economic and governance outcomes. The
master planning process is regarded as central to achieving these outcomes. Consequently one
of Len’s early tasks involved revisiting the already approved master plan and establishing a set
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of goals and objectives for the Sanctuary estate. The master plan, as Len explains, was a critical
component.
“we were seeking to achieve a benchmark residential outcome through triple bottom line
considerations. This was to be done by an overall master plan so that everything was worked
out from the start. We wanted to get the street pattern right. We even consulted with the local
bus company to ensure the streets were suitable for bus movement. We did not want to have to
go back and retrofit anything – this is often the start of problems”.
Thus having a master plan that addresses all the possible issues up front is regarded as essential
to the future success of the estate. A great deal of consideration went into the appearance of the
estate. Len explained how getting the streetscape right is very important. Thus “the road width
must be right to provide a unified look”. In addition Len talked about having to negotiate with
NCC to allow for a variation in their general residential front building line setback requirement.
There was a desire for the streetscape to be more of an enclosed space to provide a purported
inner city suburban feel, rather than a sprawling outer suburb feel. Thus it was considered
important to change this setback from 6 metres to 5 metres and allow verandas to extend beyond
the building line. Len explained that from an urban design perspective there is a big difference
between the two.
There is big focus on ensuring that the built forms of private buildings and landscaping work
together to give the right appearance. Len articulated a particularly interesting perspective on
the front yard and notions of public space and semi-public space.
“The front yard should be considered as a semi-public space because it is important in defining
the streetscape. In order to achieve this we include a $5,000 front yard landscaping package
at cost to Landcom”.
At Sanctuary the notions of public versus private become blurred as the developer regards each
home owner as having a role to play in maintaining the appearance (which is translated into
value) of the estate. Furthermore, in order to get the front yards right, Landcom maintain
control over the design of private spaces and building through specific landscaping standards
set out in the Design Guidelines (previously discussed in subsection 6.3.2). Thus:
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“We have developed a set of design guidelines to control what people to. It is not our intention
to take away too much personal freedom however we think it is important to ensure the right
appearance and feel is maintained” (Interview with Len).
Street landscaping was also considered an important aspect of the master plan, however it had
to be done in a particular way. Len provides the following comment in relation to street
landscaping:
“Generally if there is too much difference in the design elements it just makes the estate look
confused. We wanted to present something that was unified, looked good and ultimately gives
people a good feeling” (Interview with Len).
The discussion about landscaping provides insights into the detail behind the master plan.
Again, focus is on how the overall estate looks and feels.
Despite the master plan and the Design Guidelines Len explained that some level of adaptive
management was required.
“The design guidelines are an evolving document. In the early days we tried to incorporate too
many things and they were too prescriptive. We have tried to distil the guide to include the
main things that will make a difference” (Interview with Len).
6.2.2.8 Creation of Community
Sanctuary does not incorporate any community title facilities, however community is
encouraged by creating what the developer considered to be the “right environment”. Len
explained how “You can’t make communities happen but you can ensure that you create a
legacy that is most likely to encourage the creation of community”. Len’s idea was based on
the community capacity building approach. The approach taken is reflected in Len’s comments
about design and built form; “we do everything we can to support community growth through
the design and built form”. In this case Len meant ensuring there is consistency in the design
of houses and residential spaces.
Although Len talked about how Landcom are interested in facilitating the creation of
communities, Bill’s account suggests that community only extends as far as the boundary of
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the estate. In relation to whether Sanctuary has been a success, Bill spoke with reference to the
other estates in Fletcher. Sanctuary is very much a typical residential estate and has not adopted
any community title features and as such NCC were interested in ensuring that these new
estates in the Corridor were connected to each other. The development consent process
contributed to the success of Sanctuary by compelling developers to include features that are
of a broader community interest. Bill was of the view that local government plays an important
role in ensuring broader community outcomes are achieved.
“Yeah very driven by topography out in the Blue Gum Hills catchment. We have had to push
fairly hard with the developers on occasion to create linkages across what would be otherwise
fairly heavy constraints to the communities. We have required them to build pathways and
pedestrian linkages through otherwise undevelopable land purely for the sake of linking the
communities together so they can either create walking trails or that friends can cross and are
not walking through a natural watercourse with all the inherent risks that come with that”.
If left to the developers there may have been a situation where all the estates exist in isolation
in the interests of promoting their own development and essentially ignoring any relationship
to other developments. However if people are relying on the existing local schools and
shopping centre at Maryland then people (eg school friends) from the different estates are likely
to meet and want to be able to visit each other. Through the development process they have
achieved linked communities which are regarded as a more desirable outcome in terms of
establishing the Corridor as a wider community, rather than individual developments. This
reflects the idea that through the development assessment process, broader community issues
and needs can be incorporated into the development.
Landcom operate in a similar way to private sector developers. As Bill explained “when it
comes down to it Landcom are just like any other developer”. Even though the financial and
social outcomes are two forces that drive the development, Len makes it very clear that his first
priority is to make a profit from the development of residential estates.  Yet at the same time
Landcom pursues quadruple bottom line outcomes and as such it is not sufficient to provide
land for residential uses, it must provide a high quality living environment for lower/medium
income homeowners. This is a similar approach to private sector developers, in the sense that
they recognise the need to provide extra features aimed at the social and community outcomes,
to be competitive (albeit providing facilities relative to people in different income brackets).
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Landcom looked at how it might be possible to achieve some broader community outcomes.
As Len explained:
The area was very underfunded and many community facilities were lacking. The Council’s
Section 9439 plan was inadequate to help fund the desired social infrastructure. So we entered
into a VPAwith Council to fund the building of a regional sports centre.
Thus there are underlying discourses related to a poorly resourced emerging residential part of
Newcastle, inadequate means for NCC to adequately fund infrastructure and that Landcom as
the developer came up with a plan to deliver a much needed regional sports centre. In this way
they created a benchmark development helping to deliver a regional sports centre at Sanctuary
that could be used by the broader community.
6.3.3 Post-Occupancy Evaluation Questionnaires
As mentioned in Chapter 4, and as applied to Murrays Beach, a post-occupancy evaluation was
used to obtain residents’ insights and reflections on their consumption of Sanctuary. As
previously mentioned in Chapter 4 there were a total of 15 post-occupancy evaluations were
completed and returned by the residents of Sanctuary (n = 15). However not all participants
provided a response to every question and as such I have specified the number of responses to
each question where it was less than 15.
6.3.3.1 Reasons for Moving to Sanctuary
Participants from Sanctuary were asked to rate the level of importance of possible reasons for
moving to the estate. The results are presented in Figure 6.3 showing the two most highly rated
reasons for moving to Sanctuary were the “Quality of Housing” and “Accessibility” with 100
per cent of the responses rating them as being Somewhat Important, Important or Very
Important (note, respondents could indicate multiple reasons). However it would appear that
“Quality of Housing” was the biggest deciding factor with 10 out of the 12 responses indicating
Important or Very Important (n = 12). The “for its environmentally-friendly setting” and
“because of its sense of community” were also a high priority with 90 per cent of the responses
rating them as Somewhat Important, Important and Very Important (n = 12). The response
39 Section 94 of the Environmental Planning and Assessment Act 1979 allows Council to charge developers  a
financial contribution to pay towards community facilities that are in some way linked to the new development.
However the Council must have a Development Contributions Plan that identifies the facilities that will be funded.
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categories where the majority, 54 per cent, rated them as unimportant were “to be close to
employment” (n=13) and “being a good place to retire” (n = 13).
Figure 6.3 Reasons for moving to Sanctuary
6.3.3.2 Living in Sanctuary
Estate residents are likely to perceive utility in different ways derived from their lived
experiences. Participants were asked to respond to a series of statements by way of Strongly
Disagree, Disagree, Agree, Strongly Agree or Don’t Know/No Opinion. The responses are
represented in Figure 6.4.
The Sanctuary site was heavily constrained by the topographical features, Ramsar wetlands
and remnant vegetation containing threatened species. These constraints were used by
Landcom as part of the production of the Sanctuary estate. To establish the degree to which the
commoditisation of the constraints is valued by residents, the questionnaire posed the statement
“in Sanctuary there is an environmentally-friendly setting”, to which 92 per cent of the
participants either agreed or strongly agreed, and 8 per cent (1 person) strongly disagreed. The
“Don’t Know/No Opinion” was included to partly acknowledge that there are some aspects
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that people have limited connection with, or to which they have not given any real thought,
however it also enabled participants to highlight those aspects on which they had a strong
connection (ie by not using the Don’t Know/No Opinion response). Thus the statements where
Don’t Know/No Opinion was not used as shown in Figure 6.4 includes people and neighbours
are friendly, family and friends and environmentally-friendly setting.
The most significant response was in relation to “in Sanctuary people/neighbours are friendly”
with 100 per cent of the responses either agreeing or strongly agreeing (n = 11). This aspect is
something that Landcom does not have direct control over in the production of the estate.
Feeling safe and secure is a theme in planning for new urban development. There was a strong
sense from the participants in relation to “in Sanctuary I feel safe and secure”, where 92 per
cent (10 people) agreed or strongly agreed and 8 per cent (1 person) strongly disagreed (n =
11). It is possible that the strongly disagree (ie not just disagree) response of the latter was
conveying a personal experience where the respondent did not feel safe and secure.
The developer suggests that residents should be able to “treasure the feeling of being away
from it all… without being too far” (Landcom, 2010c). Sanctuary estate is geographically
located on the western fringe of Newcastle (refer to Map 4.5) and is serviced by a single arterial
road (Minmi Road). Although the nearest established suburb is Maryland, I wanted to ascertain
the residents’ lived experience of “being away from it all” and the practicalities of having
access to services and amenities, and public transport. In relation to “at Sanctuary I have access
to Council services and amenities”, 41 per cent either disagreed or strongly disagreed, while
33 per cent agreed or strongly agreed and 25 per cent responded with the Don’t Know/No
Opinion (n = 11). In relation to “at Sanctuary there is good access to public transport”, 67 per
cent disagreed or strongly disagreed, while 17 per cent agreed and 17 per cent responded with
the Don’t Know/No Opinion (n = 7).
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Figure 6.4 Living at Sanctuary
6.3.3.3 Rating of Performance of Management
Although Sanctuary is closer than Murrays Beach to being a conventional residential estate (as
discussed in Chapter 4) because it does not have community title elements, Landcom retain a
degree of control over the management and governance arrangements. Consequently
participants were asked to rate the performance of management in relation to areas where there
is a community expectation that a governance body will take responsibility. This was important
as it provides insights into the expectations of the residents about the quality of their residential
commodity consumption experience. Figure 6.5 provides the result of the post-occupancy
evaluation on rating performance. The performance in relation to security was rated very highly
with 100 per cent of the responses being either good or very good. In relation to all other
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
There is good access to public transport
There are sufficient activities for teenagers
There is good access to Council services and amenities
All different types of people are tolerated
Life is good for retirees
There is a strong community spirit
I am close to work/study
There is good access to shopping facilities
There is good access to health facilities and services
Family and friends are nearby
There is good access to leisure and recreation facilities
I feel safe and secure
It is quiet and peaceful in our neighbourhood
There is an environmentally-friendly setting (lakes,
parks, etc.)
People/neighbours are friendly
Strongly Agree Agree Don’t Know / No Opinion Disagree Strongly Disagree
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categories participants rated the performance as good or very good. In relation to the statement
about “Professionalism in running meetings or community involvement in decision making”
(community involvement), the majority of responses were good or very good, however 42 per
cent (5 participants) felt that it was too soon to tell (n = 12).
Figure 6.5 Rating of Performance
6.3.3.4 Rating the Design Features
The design features are part of the material elements from which both the estate as the
commodity and the estate as a place are formed.  Sanctuary did not have a large amount of
additional design features because it was principally intended as a conventional suburb, with a
master plan. There are no community title aspects and as such the additional features, although
in some cases initiated by Landcom, are all public lands and facilities administered by NCC.
Figure 6.6 provides the post occupancy evaluation responses. Of particular note is the response
about the community centre/buildings where 86 per cent provided responses of neutral (no
opinion), very poor or don’t know (n = 9). In fact at thetime of the post-occupancy evaluation
the community centre was under construction. The one participant, who responded “very
good”, may have misunderstood the question and thought it was also referring to other
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
Professionalism in running meetings or community
involvement in decision making
Quality of maintenance
You are made to feel included
You are encouraged to actively participate
You are informed about new developments
Responsiveness to enquiries
Security
Very Good Good Too soon to tell Poor Very Poor
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buildings in the estate. The walking trails and the parks and playgrounds were the most highly
rated, in both cases 92 per cent rating them as good and very good (n = 12). The recreational
facilities were also rated highly with 79 per cent of responses being either good or very good
(n = 14). Overall there seems to be a positive view of the design features that have been
incorporated into Sanctuary.
Figure 6.6 The design features
6.3.3.5 Resident Relationships with the Developer
Landcom continue to maintain a strong presence in Sanctuary. As such it was important to
understand the residents’ perspectives of how they (Landcom) are involved, thus responses to
a series of statements about Landcom’s continued involvement in the estate are provided
(Figure 6.7). The most significant response was in relation to “Landcom influences my
everyday activity”, with 84 per cent either disagreeing or strongly disagreeing (n =12). To some
extent such a response is no surprise because it is unlikely that the developer or estate
management would continue to exert a significant presence in the lives and activities of the
residents. In relation to Landcom “encouraging community development”, 75 per cent of
responses either agreed or strongly agreed (n = 12). On matters related to building a sense of
community, such as the importance of events organised by Landcom, 58 per cent agreed or
strongly agreed, while 25 per cent disagreed and 17 per cent indicated they did not know or
had no opinion (n = 12). In relation to Landcom providing helpful assistance, 50 per cent either
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agreed or strongly agreed, while 17 per cent (2 people) disagreed and 33 per cent indicated they
did not know or had no opinion (n = 12).
Figure 6.7 Resident responses to statements about Landcom
6.3.3.6 The Design Guidelines and the Development Assessment Process
The Sanctuary Design Guidelines (Landcom, 2010a) reflect the desire to create a high quality
urban environment that looks attractive, creates a benchmark estate and sells. Participants
provided responses to a number of aspects about the Sanctuary Design Guidelines as shown in
Figure 6.8. In the majority of responses participants indicated they were in favour of having
design guidelines for a number of reasons, particularly in protecting investment and
encouraging community development and cohesion. At the same time participants indicated
that the design guidelines were not being adhered to by other residents, with some indicating
that recently approved designs are changing the estate. Nevertheless a slight majority of
participants indicated that allowing difference into the estate would be good. In relation to the
notion of freedom of choice (“I should be able to build what I like on my land”), 80 per cent
either disagreed or strongly disagree, while 20 per cent agreed or strongly agreed (n = 12).
Many of the additional comments provided by participants suggest that the design guidelines
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
Landcom influence my everyday activity in Sanctuary.
Landcom make most of the decisions about
community life in Sanctuary.
The assistance provided by Landcom has been helpful
to my life in Sanctuary.
The events organised by Landcom (eg children’s
concerts, movie nights, welcoming breakfasts etc.) are
important in my life in Sanctuary.
Overall Landcom do a great job to encourage
community development in Sanctuary.
Strongly Agree Agree Don’t Know / No Opinion Disagree Strongly Disagree
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are an important aspect of the estate, however in some cases they seem to residents to be
excessive.
Figure 6.8 Rating the Design Guidelines
House plans are required to be submitted to Landcom’s Builder Panel for approval, to ensure
they comply with the requirements of the design guidelines prior to commencement of
construction. Participants were also asked to comment on statements about the Builder Panel
and its implementation of the design guideline as shown in Figure 6.9. As can be seen in
relation to “the design requirements are far too strict” 50 per cent either disagreed or strongly
disagreed, 41 per cent agreed or strongly agreed (n =12). In relation to “the approved designs
are enhancing the estate”, 54 per cent agreed or strongly agreed, while 27 per cent disagreed or
strongly disagreed (n = 11). Yet in response to the statement “too many bad designs are getting
approved” the responses were similar, with 58 per cent agreeing or strongly agreeing, while 25
per cent disagreed or strongly disagreed (n = 12). It is possible that participants were comparing
past approaches by the Builder Panel to current approaches.
0% 10% 20% 30% 40% 50% 60% 70% 80% 90%100%
Built form and design is not important in
community development
I should be able to build what I like on my land
I am not sure what the theme of the estate is.
The approved designs are changing the theme of
the estate.
It is just good planning
You know what to expect
It is just a means for the developer to control
what people do
It would be good to allow difference into the
estate
The design guidelines are good but they are not
being adhered to
The design guidelines help to protect my
investment.
The design guidelines are important for ensuring
greater community cohesion
Strongly Agree Agree Don’t Know / No Opinion Disagree Strongly Disagree
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Figure 6.9 Builder Panel
6.3.3.7 Change Within the Estate
The participants were asked to consider whether the estate needs to continually change to keep
up with the times in relation to providing retail facilities, providing community facilities,
relaxing the environmental objectives, increasing dwelling density and permitting new built
forms. As shown in Figure 6.10, the responses suggest that in some cases change would be
welcome, while in other cases it would be unwelcome. In relation to providing within-estate
shops and community facilities 100 per cent either agreed or strongly agreed (n = 12). In
relation to “relaxing the environmental objectives”, 75 per cent either disagreed or strongly
disagreed, while 17 per cent (2 responses) agreed (n = 12). Overall the majority of participants
were not in favour of increasing dwelling density or allowing smaller lots, with 75 per cent
disagreeing or strongly disagreeing, while 25 per cent (3 responses) agreed (n =12).
Interestingly, on the subject of allowing “new built forms”, 84 per cent either agreed or strongly
agreed, while 8 per cent (1 response disagreed) (n = 12).
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
The design requirements are far too strict
Not strict enough
The approved designs are enhancing the estate
Too many bad designs are getting approved
Strongly Agree Agree Don’t Know / No Opinion Disagree Strongly Disagree
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Figure 6.10 Change with Sanctuary
6.3.4 Interviews with Residents
The residents of Sanctuary were able to provide a unique form of knowledge about this estate
from their experience with the purchase of land, building a house and their daily lived
experiences. Appendix 12 provides a summary of the interviews with each of the three resident
participants in relation to these themes. A number of key descriptive themes are evident in the
responses that were provided by interviews with participants.
6.3.4.1 Attractive Features of the Estate
As previously discussed Sanctuary is one of four new residential estates to have been developed
at Fletcher. Each of the interview participants might have selected one of the other three
Fletcher estates (Nikkimba Ridge, Hidden Waters or The Outlook), however they chose
Sanctuary. Thus certain socially acceptable conditions need to be in place within the estate to
motivate exchange. Resident interview responses suggest that there are a range of
considerations, not just the site features, but how the estate relates to other places and other
personal connections in their lives. Nevertheless it was the overall presentation of the estate
that attracted all three participants. Laura explained how she and her parents were driving past
on the way to another estate, “we saw the sign and drove in. I liked the look of the estate...it
was nice and tidy and new”.
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
Relaxing of environmental objectives
Increasing the dwelling density/smaller lot sizes
New built forms
Providing additional community facilities
Providing within-estate shops
Strongly Agree Agree Don’t Know / No Opinion Disagree Strongly Disagree
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Nevertheless the reputation of the developer was also a consideration. Sean, being involved in
the housing industry, explained how “I chose to live here because of the quality of the
residential products of Landcom”. He also explained how the incorporation of environmental
features such as native vegetation, along with the overall master plan, supported by design
guidelines, was a major attraction.
Proximity was also a major consideration. One of the major attractions for Mark was the
proximity to family and friends. This is significant given that the marketing is more related to
attractions such as proximity to Newcastle city centre, beaches and the F3 freeway. At the same
time he liked the overall concept and the neat and tidy layout of the estate.
6.3.4.2 Sales and Marketing Aspects
The sales and marketing undertaken by Landcom is considerable. However the participants
generally felt they did not really need convincing or persuasion by the Landcom salespeople,
they made up their mind upon seeing the estate and what it had to offer. These people were
already psychologically committed in the sense that they were looking to buy a house. Laura
explained how the “First home-owners grant offered by the NSW Government made the
purchase feasible”, and so it was just a matter of finding the right area. Both Sean and Mark
were impressed by the professionalism and knowledge of the salespeople. Being able to
provide “answers to all our questions” was regarded as highly important by Mark.
Furthermore, according to Sean “the ability to reserve a lot for a small deposit” made it possible
to organise finances and investigate the feasibilities of building a house. The sales and
marketing strategies seem to rely on making the customer feel as if they made the decision.
6.3.4.3 Meeting Expectations
Resident participant responses suggest Sanctuary has met their expectations by way of
providing them with a great living experience. Some responses reflect an interpretation of the
new urban environment. According to Laura, “Sanctuary has met my expectations because I
have a beautiful home from Eden Brae40, great neighbours and it is nice and quiet”.  Other
responses are focus on the spatial and physical qualities of the environment. Mark explained
how he had come to enjoy the “open space and proximity to the wetlands”. Sean appreciated
the low commuting times to his place of work and the retention of native vegetation. Yet at the
same time Sanctuary failed to meet expectations in certain areas. Laura observed that while the
40 Referring to Eden Brae Homes which one of Landcom’s recommended housing construction firms.
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estate was well positioned in relation to her lifestyle, as more development goes ahead “the
traffic along Minmi Road is getting really horrendous as each morning and evening it is
bumper-to-bumper”. Mark noted that “it would appear that some houses do not comply strictly
with design guidelines”. He felt that these breaches detracted from the overall good layout and
appearance of the estate. The concept of expectations provides insights into the dimensions of
the use value of the commodity.
6.3.4.4 Community Formation
At Sanctuary there was an understanding that community is something that should be present,
although resident participants did not have any expectation that community should just be
available. Resident participants provided insights into the meaning of community within new
residential estates. Laura talks about community as being developing trust with people. She
suggests that “the events are a chance to sit down and meet people and develop trust in people”.
In this regard community is something to work towards (siting down and talking to people).
Laura’s response, it appears, is that community is about having good neighbours which has
mutual benefits of creating a sense of security. As Laura explains “it is good to have neighbours
to keep an eye on your house when you are on holidays. It is also good to know the people so
you feel safe and secure”.
Community is understood as requiring active participation by the residents. Sean talked about
the aspiration of achieving an effective community. He and his partner were actively involved
in community building activities including involvement in a neighbourhood group, design of
information flyers, organising dinners and a sports day. Social media was also regarded as a
new tool to aid community formation with the development of a Sanctuary Facebook site. They
also tried to establish a community garden, which was not supported by Council. In some ways
these perspectives on community present a resident initiated approach to creating Sanctuary as
a place for social cohesion. Landcom’s primary focus was creating spaces to facilitate
community formation (based on the comments made by Len in Section 6.2.2.4). The children’s
playgrounds at Sanctuary which may encourage social interaction and possible contribution to
community formation. Hence in this way part of the commodity is not so much an existing
community, but certain physical infrastructure that might facilitate more human interaction,
from which community may form.
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6.3.4.5 Perspectives on Environmental-living
The Development Master Plan proposed that “appropriate best practices relating to
Ecologically Sustainable Development are incorporated in the development objectives and
guidelines” (Andrews Neil, 1998, p 28). Thus resident participants were asked to reflect on
what Ecologically Sustainable Development (ESD) (which I reframed as ‘environmental-
living’) in residential living means. A range of different perspectives on the notion of
environmental-living were provided. Sean talked about the importance of designing the estate
for environmental-living right from the start. He was critical of some Landcom claims about
lot orientation and solar access, suggesting the “lot orientation [of the estate] is poor”. He goes
on to explain how “We chose this block because north is to the rear, and so we would not need
to have the lights on during the day in the living areas. But all the houses on the opposite side
of the road need the lights on during the day”. Thus the solar access aspects of environmental-
living, according to Sean, are only partly achieved.
The incorporation of the existing natural elements of the environment, including native
vegetation, into the estate was considered an important feature. Mark and Sean talked about
the appeal of including the native vegetation into the design in appropriate locations. Mark also
perceived a broader dimension in terms of the educational value of conservation as “children
grow up being used to the presence of native wildlife”. At the same time Mark’s interest
extended to the birdlife associated with the adjacent Hexham Wetlands.
Yet not everyone is overtly focussed on environmental-living or connection to the natural
environment. As Laura explains:
“I don’t know anything about it. The only way I can understand it is that my water bills are a
lot lower. I would not have bothered with all the water and energy saving features, but
Landcom were strict on this and it all just came with the package”.
Thus as was the case with Murrays Beach, resident participants have a range of perspectives
on environmental-living - it is living close to the native bushland, it is seeing the wildlife, it is
living in a house with the right orientation and it is reduced water and electricity expenses.
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6.3.4.6 Perspectives on the Design Guidelines
The design guidelines were generally viewed as a positive aspect of the estate, however there
were concerns over apparent transgressions, non-compliance and Landcom’s inaction on non-
compliance. Laura explained how:
“it is nice to see the tidy clean landscape and presentable houses. There are some non-
Landcom estates, like The Outlook that you drive past and after two years landscaping still has
not been completed”.
When house and property are perceived as an investment and the embodiment of financial
wealth, the design and appearance are more about the exchange value of the house and land,
rather than the use value. Sean commented that the Design Guidelines were important in terms
of adding value.
“One of the reasons for purchasing in the estate over others was the Design Guidelines. The
builders however do not like the developer setting the building guideline....my response to the
builders was we bought this land knowing that there would be strict requirements on what
could be built, because we know it adds value”
Sean also lamented the perversion of the Design Guidelines by some residents, presenting an
absolute view by saying “These people [estate residents] all knew about the Design Guidelines
when they purchased into the estate. They cannot complain. If they did not like them they should
not have bought here”. As was explained by Len in Section 6.3.2, the Design Guidelines are
set by the developer and are based on what Landcom consider to be best practice urban design.
Thus there is an expectation, as reflected by Sean, that the Design Guidelines should not be
questioned, residents should either follow them or live somewhere else. Laura, on the other
hand felt they went to a level of detail that was unnecessarily restrictive. Laura provided an
account of her “battle” with the developer to incorporate some of her own ideas into her house.
“It seemed like every step of the way there was a new battle to get what you liked. But you had
to pick your battles”
Laura was not happy with some aspects of the Design Guidelines, particularly in relation to the
fencing, letterbox, front door and landscaping requirements. As such it was on these design
features she chose to make a stand. Laura had an issue with Landcom’s focus on the overall
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appearance of Sanctuary at the expense of elements of resident safety. The Design Guidelines
require all timber fences because they are less obtrusive, however Laura wanted to have a
colourbond (aluminium metal) fence because it afforded greater bushfire protection
“My next door neighbour and I wanted a colourbond fence, but because of the overall desire
for uniformity, they (Landcom) wanted all timber paling fences. We are in a bushfire zone and
they made us have ember protection such as gutter guards and steel mesh fly screens. The
Rural Fire Service recommended that colourbond is preferable because it is more fire resistant,
however Landcom said they could not have colourbond”.
Laura also had issues with the limited colour selection and other design requirements in the
Design Guidelines intended to achieve a uniform appearance for the estate.
“at the time Landcom would only allow houses to be darker colours. But for me this was boring
so I chose a lighter colour brickwork with a darker garage door. It was the same with the front
door, believe it or not, they just wanted the normal brown coloured door with the simple handle.
I did not want that and I was happy to pay extra for the door I liked.”
Laura also had issues with the specific requirements for the type and arrangement of the
letterbox.
“the letterbox was a joke as the Landcom rules said they had to be on the side, it must be grey
in colour, it must have this size numbering, it must have this expensive lighting and this means
you cannot see the house number from the street. It was also going to cost $1,000 for this
desired letterbox.”
Laura generally liked the approach of having the landscaping package that came as part of the
house and land.
“the landscaping people were great, they sat down with me and went through all the detail.
One small requirement was that you had to have bark. I hate bark and I did not want it in my
yard. So I fought to have pebbles”.
As a result of these transgressions the relationship with the developer became strained. Laura
explained:
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“the Landcom boss threatened me with putting a caveat on my house to prevent its sale because
I had not abided by the Design Guidelines”.
The problems experienced by Laura went on for about a year and it resulted in partially
completed landscaping and numerous correspondences and discussions with Landcom. The
general thrust of the argument was that “you knew the rules before you bought the land”.
Eventually Landcom did loosen up on the Design Guidelines, however by Laura’s account it
was an upsetting ordeal.
The Design Guidelines that have been developed by Landcom seem non-negotiable and
residents are expected to follow them. As shown by the attitude expressed by Sean and Mark,
variations from the Design Guidelines were not particularly welcome. These residents felt they
are not getting what they expected if variations were granted for other residents. Yet for Laura
some degree of individuality and freedom of expression was important. I asked Laura if the
“battles” with the developer over these design issues were worth it? Laura replied:
“I look around the house and see my efforts. It is my house and part of me and hard work,
effort and tears that went into fighting with Landcom, it was worth it and looking around I take
pleasure in knowing the history”.
6.4 Summary
The case study of Sanctuary provides insights into another MPE. The basis of Sanctuary was
somewhat different to Murrays Beach. Sanctuary was not overtly the outcome of developer
speculation, but rather of a long term strategic planning process of establishing a settlement
strategy for the western fringe of Newcastle. Nevertheless the Sanctuary site was acquired by
Landcom for the purpose of creating a residential estate. Landcom operates on a business model
like other private sector land development companies in the sense that it is required to make a
profit, while also setting a benchmark in terms of achieving social and environmental
outcomes. In this regard the process of commodification and commodity status is reflected in
the emergence and existence of the estate.
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Chapter 7 Master Planned Estates and the
Basic Commodity Circuit
7.1 Introduction
Attention now turns to the operationalisation of the commodity circuit model developed in
Chapter 2 to theorise commodification as a distinct dimension in new types of urban
developments and to consider perspectives on urban governance. This chapter begins by
considering the themes that emerge in the way land is appropriated and then subjected to the
processes of commodification in order to position a site as being relevant for a MPE. It provides
an examination of how the society-nature-materiality dynamic is altered to facilitate new
meanings that may be converted to a type of use value that is more readily conflated with
exchange value. The basic commodity circuit model is then used to explore the geographical
basis of the contradictions that emerge from the commodity status of MPEs. Building on this,
the discussion considers the critical weaknesses of the basic commodity circuit model, in
particular, that it does not recognise the distinct stages in the emergence of a commodity and
the processes that must continue to maintain the commodity status.  I then propose an advanced
commodity circuit model more appropriate for understanding the emergence of a MPE as a
commodity.
7.2 The Basic Commodity Circuit Model
In Chapter 2 the basic commodity circuit model was developed by combining the circuit of
social reproduction with the circuit of industrial capital.  This model, reproduced in Figure 7.1
(with a slight change showing a MPE as the output) provides a conceptual framework for
understanding the overall processes that are part of the production, exchange and consumption
of the MPE. The MPE is the output derived from these process which has inputs such as money
capital (M1) and financial capital (M2), labour processes, the manufactured means of
production and raw materials. To see how the model helps explain MPEs as commodities and
the commodification process, pathways of application need to be explored.
The basic model shows the underlying processes that assert the existence of a commodity (ie
what makes the arrows appear?). This is illustrated in Figure 7.1. At Point D the process
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commenced with financial capital entering the circuit of industrial capital for land development
opportunities in relation to specific development sites. However, in the case of Murrays
Beach/NWP the developer found that the pathway to commodity production was effectively
blocked because society (as represented by the position of Lake Macquarie City Council and
the NSW Government) deemed the NWP should remain undeveloped due to overriding
conservation values.  Using various discursive mechanisms the developer was able to alter the
society-nature-materiality dynamic to open a pathway to commodity production (ie make the
two-way arrows at Point A appear). The developer pursues this approach because they believe
that they can come up with an arrangement between social acceptability, nature and materiality
that will be appealing to potential buyers (ie to establish the upward arrow at Point A). In the
case of the NWP this involved demonstrating how a particular socially constructed nature
involving tree and other vegetation retention, and minimal landscape change, along with
enhanced accessibility, economic opportunity and building design to complement the
coastal/forest environment, could provide an appealing residential living environment and
overcome some of the more strident conservation arguments. Once the production of the
commodity occurs and output is yielded, then consumption occurs. Although the developer
scripts particular ways the commodity should be used, consumption does not necessarily occur
along the scripted pathways. Consumer-residents may undertake alternative consumption,
exemplified by those not wanting to participate in community activities or not wanting to
comply strictly with the building design codes. Hence there is a flow of information from the
moment of consumption directly into the circuit of social reproduction, possibly suggesting
that alternatives are possible (illustrated in Figure 7.1 by the downward arrow at Point C2).
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Figure 7.1 The Basic Commodity Circuit Model
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7.2.1 Framework for Conceptualising Master Planned Estates
The basic commodity circuit model provides a way of conceptualising MPEs in the context of
a society dominated by capitalist relations. MPEs are commodities that emerge from a process
which can be understood by focusing on the moments of production, exchange and
consumption. These moments are considered to be interconnected as demonstrated in the
Dicken (2007) model of the production circuit, reproduced in Chapter 2. It shows MPEs as the
outcome of broader social processes that are given new meanings through the circuit.
There are a number of key inputs into the production process that lead to the gradual emergence
of a MPE. Financial capital is one of the key inputs (Point D) and is derived from different
sources depending on the stage of the development. In the early stages the developer obtains
financial capital to purchase the land, carry out preliminary planning and undertake physical
construction work. The arrangement varies depending on the circumstances of the developer.
Prudential was an investment company seeking investment opportunities, whereas Landcom is
the state owned land development corporation, with the NSW Treasury being the source of
finance.  In the later stages the buyers of individual houselots41 generally combine capital from
sources such as private savings, mortgages from financial institutions, government bonuses to
new home buyers and/or money from the sale of their previous houses. Thus the key input is
the conversion of accumulated past value stored in financial assets (eg bank deposits or
managed funds and physical assets) into an emerging built environment. In this way MPEs are
the outcome of the conversion of many financial capitals into material and immaterial forms.
Labour power is another key input, but it has multiple forms. Murrays Beach and Sanctuary
have emerged from many different and sometimes competing ‘labours’, extending beyond the
work of the people employed by the respective developers. This labour includes the efforts by
others that may not be considered important by the developer, but nevertheless becomes
imprinted within the MPE. Such labours reflect the broader inputs into the MPE proposed by
Minnnery and Bajracharya (1999) and  include: the work of state and local government
planners involved in establishing the feasibility of land use change in the rezoning processes;
the work of development assessment officers, who review the development application and
may value add through additional requirements or requiring amendments; the work of
41 House lots refer to the relatively small parcels of vacant land that are ready to be built upon. They have all
utility services available for connection (such as water, sewer, stormwater, electricity, gas, telephone).
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community participants and activists who make submissions and lobby against the
development (the latter two are not likely to be considered value adding by the developer).
While activists may not be successful in preventing the development, they may succeed in
modifying the development and/or having more stringent development requirements applied.
Labour is also provided by the residents of the MPE who become actively involved in the social
life of the estate. Labour is a fictitious commodity derived out of human effort and used in the
production process as the key value adding ingredient. Yet labour is conjoined with social life
(Kaup, 2015) and what we see in respect to the MPE case studies is that not all labour power
can be controlled directly through what is normally considered the labour-capital relations (ie
workers sell their labour time to producers who make use of the labour power embedded in the
time).  What this means is that at Murrays Beach and Sanctuary there is always a flow of non-
purchased and unvalued labour power that circulates within the commodity circuit.
Production involves processes to create new knowledge about the relationship between society,
nature and materiality. This in turn creates new meanings that feed back into the circuit of
industrial capital to make it possible to create new types of MPEs for circumstances where
there has been an apparent blockage to the establishment of a commodity circuit (ie making
the arrows appear at Point A in Figure 7.1 in relation to the flows of meaning). At Murrays
Beach, Prudential/Lensworth turned key environmental constraints into opportunities to create
a unique development that was socially acceptable. In this case production could be driven by
the intent being a financial output only, where the developer has no expectation of actually
having to physically implement the plans. Prudential’s/Lensworth’s role was to add value by
simply creating a new ‘storyline’ as to how the site could be developed, then selling the site to
another developer who would enact the story. However developers do not always operate in
this way. In the case of Sanctuary, Landcom’s aim was to eventually implement the master
plan and thereby become involved in sharing the storyline and creating new storylines with the
consumer-residents, albeit within the design guidelines established by Landcom.
The production process involves creating new meaning and value that can be created out of
varying degrees of innovation used by the developer. Work on the production or
implementation of MPEs has predominantly focused on the governance challenges such as
compliance, integration and community development (Bajracharya et al. 2007), without
consideration to the actual moment where value is created. Discursive labour and physical
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labour are two broad labour processes important to the production of a MPE. However van
Dijk (2011) gives focus to the notion that master planning is largely a discursive process to
change people’s perceptions of the world, opening up new possibilities. The mechanism to
make this happen is discursive labour power, which is particularly important because urban
developments can be intensely contested as they can upset existing lived space and the resultant
perceived space.  Hence space must be transformed into conceived space so the MPE can be
justified sufficiently for the relevant decision makers (local government and state government)
to give approval to the formal rezoning and planning application processes. Discursive labour
power creates the conceptual documentation such as Philosophies and Principles (Prudential
Financial Holdings Pty Ltd, 1999) and Ecology and Lifestyle (CIVITAS, undated), in relation
to the NWP (Murrays Beach), and the REF and DMP in relation to Blue Gum Hill Vista Estate
(Sanctuary), which are aimed at creating new knowledge and shared spatial imaginations. The
developer first acknowledges the dominant knowledge about the existing environment,
implying that they share the views of others who care about the environment.
Prudential/Lensworth acknowledged the spectacular and unique nature of the NWP, while
Landcom acknowledged the importance of the Blue Gum Hills catchment in relation to
Hexham Wetlands. By adopting this perspective the developer positions themselves within a
normative social stance where conservation is the imperative.
The normative social stance created through past conditions or processes is subject to slippage
through links to other socially appealing positions. Previous work on commodities has shown
how certain knowledges are constructed to justify the need for their existence, for example
locally produced foods provide reconnection with nature (Morris and Kirwan, 2010), while
milk is constructed as being inherently good and healthy (Atkins, 2010). In the case of Murrays
Beach/NWP and Sanctuary it was necessary for the developers to create new knowledges of
urban development that help to construct a conceived space of inherent goodness and
appropriateness. These knowledges are based on integration, lifestyle and leisure living,
accessibility, economic opportunity and appropriate development by acknowledging the
significance of such elements from a broader social perspective. The developer used this
positioning to alter the perception of the NWP from a space of conservation incompatible with
development to a position where ‘sensitive’ urban development would ‘enhance’ the site. In
the case of Sanctuary it was necessary for Landcom to justify the move away from an earlier
conceptual master plan based on an urban consolidation development to a lower density village
style development.
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Exchange is the moment of sale when the value held in the commodity is transformed into
money capital. In a general sense the producer obtains the money capital and the consumer
obtains the commodity for use. However in a MPE the moment of exchange is the point where
an individual house lot is sold, the consumer-resident is then able to proceed to building a house
on the lot and then to start living in the estate. This is not a single moment but many moments
which can be spread over a long period. Furthermore the developer/producer still retains an
interest in the commodity and attempts to maintain control over the way the commodity is used
(see below on consumption).
The moment of exchange is also largely a discursive process, which is in a sense part of the
discursive production of the estate. It is a moment where the conceived space of the developer
is ‘polished’ and packaged to produce an attractive purchasing option. Various discursive
devices through “mediascaping” and “landscaping” (Wood, 2002) are applied to imbue the
estates with deeper significance (Opit and Kearns, 2014). The key forms of mediascaping were
the brochures that could be readily taken from the sales office and perused with minimal
reading. Nature has crafted it presented Murrays Beach as a place where the lifestyle of
residents would be based on an ongoing interaction with the lake, beach and forest, while This
is your natural habitat presented Sanctuary as a place for quiet relaxation and a peaceful
lifestyle.  Landscaping is the coding of particular messages in the physicality of the estate to
create an enhanced environment that is likely to be more attractive to potential buyers. Both
Murrays Beach and Sanctuary included attractive front landscape entrance features, along with
communal areas and the inclusion of display villages, demarcated house lots, signage, walking
trails and cycle paths sufficiently completed to give the estate (or more likely the first stages)
coherence. This is a process of value adding by creating new meaning based on society’s ideas
of importance.
The basic model as applied to MPEs highlights the presence of the multiple guises of
consumption.  At Murrays Beach and Sanctuary consumption of the estate occurs through the
purchase of residential lots so they are no longer available for sale, building a house on the lot
so the land is being used, living in the house, using the facilities (eg swimming pool, play
grounds and walking trails) and using the critical infrastructure (roads etc). Yet there is more
to consumption than use, it is a pattern of behavior derived directly from broader societal
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preferences about an appropriate lifestyle and living environment (hence the two-way arrow
between consumption and society in Figure 7.1).  As discussed in Chapter 3, Shaw and Menday
(2013) defined the consumption of their case study MPE as “the extent to which purchasers
and several renters, engaged with the principles of clean, green, retro-heritage living as
deployed by the architects, developers and property marketeers” (p 2949). At Murrays Beach,
and to a lesser extent at Sanctuary, residents engaged in consumption to comply with covenants
and by-laws, participate in community development events,  take part in leisure and recreation
activities and simply live in the estate according to formal and informal scripting by the
developer. This perspective of consumption is also reflected in socially derived notions of right
and wrong consumption, for example considering home ownership as right,  renting as wrong
(Cheshire et al. 2010) or the perception that original residents are more attuned to the ecological
sensitivities of Murrays Beach than the newer residents (as explained by interviewee
Christine). Through the basic model we see that the circuit of industrial capital also works
downwards into the circuit of social reproduction. Society comes to be shaped and organised
by capital relations and at some point, a hegemonic relationship is established where particular
forms of consumption are considered normal and appropriate.
Consumption not only serves to provide satisfaction but it signals “our [social] status or
membership of a group” (Spiers-Butcher, 2012, p 180).  Hence there is a direct relationship
between consumption and the circuit of social reproduction which provides insights into
underlying social tensions that can exist in MPEs. Residents of both Murrays Beach and
Sanctuary demonstrated a clear understanding of the type of consumption required for the
estates in terms of compliance with the building and landscaping design requirements that were
established by the developer. At the same time there was a clear awareness by residents of other
residents not partaking in appropriate consumption by not properly complying with these
requirements. Thus some residents may consider themselves to be the good consumer,
regarding others as bad consumers (as reflected in the post-occupancy evaluation responses
and the comments of both Sean and Mark at Sanctuary). Thus consumption according to the
scripted pattern established by the developer sets the rule for social status. The theme of
imperfect consumption is taken up in much of the literature on MPEs with an underlying
agenda of unmasking the realities of the lived space (Kenna and Stevenson, 2010; Warr and
Robson, 2014). As with other commodities (eg Morris and Kirwan, 2010) it can never be given
that consumers will undertake consumption according the expectations or scripted modes set
by the developer/producer. In many cases the experiences of the residents do not align with the
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expectations created because they are not aware of what was expected or more commonly the
standards that govern the estate slip as the developer starts to gradually withdraw interest from
the estate.
7.2.2 Understanding of Commodities
The emergence of new types of commodities such as life, biodiversity or the absence of
atmospheric carbon has provided cause to re-evaluate our understanding of capitalist
commodities and how they have emerged as the dominant means of provision. Although my
focus has been on MPEs, the most important aspect of the basic commodity circuit model is
that it articulates a process that mobilises the existence of a particular commodity. This process
may be consistent with those objects and performances which are more readily accepted as
being commodities, however given the complex nature of MPEs, the processes are more
pronounced and therefore more visible for analysis. As identified by Bridge and Smith (2003)
commodities are produced for exchange and are inscribed with various social meanings which
is the source of both use value and exchange value.  The critical point here is the connection to
society, which in turn exists in a relationship with both nature and matter.
Everything can be treated as if it was a commodity (Schaniel and Neale, 1999) provided the
right conditions are in place (Castree, 2003; Stephan, 2012). Through the basic commodity
circuit model commodities can be conceptualised as the outcome of two major circuitous
spheres which essentially encompass the interests of capital (circuit of industrial capital) and
the interests of society (circuit of social reproduction). However, some objects and
performances have not had a social history of existing as a commodity and as such there can
be resistance to their commodification. In my study of Murrays Beach and Sanctuary the capital
and society spheres were evident through the developers working to change the permissible
land use to enable the land to be developed for perceived higher value uses, while the local
communities considered the NWP and Blue Gum Hills area as more appropriately remaining
non-urbanised.  Although the lands associated with these MPEs may be a fictitious commodity,
they had a history of being treated as a real commodity through a system of land survey,
subdivision and enclosure. At the same time their use or potential use can also be considered a
commodity, and posing a new use may not necessarily align with societal preferences or
expectations, hence creating a blockage to the connection between the two spheres.
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The circuit of social reproduction establishes meanings that are important to society. These are
also established through relationships with nature and the interrelation with materials, which
take on meaning because of society’s needs. The circuit operates in both an aspatial and spatial
sense. It is aspatial in the sense that there is a broad set of ideals recognised as important to
society, however when applied to a particular geographic location there are different
implications. Ideals for the conservation of important coastal areas such as the NWP coexist
with ideals for economic development and providing housing opportunities to meet the needs
of a growing population. As was evident during the early conceptualisation of the NWP/
Murrays Beach in the 1990s, there were broader social processes that were giving a greater
priority to ecological sustainable development, coexisting with recognition of the importance
of economic development and the provision of housing opportunities to meet the needs of a
growing population.  Essentially commodities do not appear spontaneously, they are already
embedded in social relations.
The process that gives rise to a commodity is circular rather than linear, as the key moments of
production, exchange and consumption are dependent on the function of the circuit as a whole.
This arises because flows of meaning are dispersed into the circuit of industrial capital rather
than entering at a single point (hence the three upward arrows at Point A in Figure 7.1). While
Christophers (2016) suggests that “the process is the source of all capital value” (p 143) I
suggest that value is only created at a point of production, however the point of production is
not necessarily a single point, but a number of points that exists in a dynamic temporal
relationship with exchange and consumption. This conceptualisation recognises that
production is a moment where something is altered that either changes the use potential or an
expectation that a future use will be possible (thus creating the perception that something will
have a future higher value creates paper value).
This indicates that the circuit of industrial capital is persistent in seeking out ways of creating
new meanings from the circuit of social reproduction by reorganizing the dynamic between
society, nature and materiality (ie getting the downward arrows at Point A in Figure 7.1 to
appear). This provides some level of insight into the process of commodification where objects
or performances are reinterpreted or “re-embedded” (Christophers, 2016, p 142, following
Polanyi, 1944).
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Some activities that are closely related to exchange (eg marketing, promotion, advertising and
public relations) are also concerned in producing the MPE in the context of making it more
appealing and making people comfortable dealing with the developer. Residents of Sanctuary
were particularly impressed with the professionalism and clarity in dealing with the Landcom
sales team. Wood (2002) refers to the concepts of “mediascaping” and “landscaping” to explain
how developers create particular appearances in the hope of extracting higher rents or sales
volume. This may create problems if it disguises or masks some realities.
There are commodifying influences that drive many aspects of MPEs, but result in disconnect
between the conceived space of the developer and the lived space of the resident. Cheshire et
al. (2013) suggests that the inability of place-based community to become established is the
result of the commodifying processes that underpin community life, social infrastructure and
events. As Rosenblatt (2005) identifies, community is something some residents believe should
be available because they have paid for it. Yet the early work of Gwyther (2005) introduced
the notion of the community compact in MPEs as an agreement between the developer and
resident that underpins a ‘code of pecuniary beauty’. This gives focus to the MPE as a whole
being interpreted as a single commodity not only by the developer, but also by the residents.
First the existence of a community compact helps to value add, by creating an expectation of
the stability and predictability for which the consumer-resident has paid. Second the residents
are co-opted into maintaining the commodity status by ensuring they take good care of their
property. This is reflective of the processes through which society interprets the logics framed
by capitalist relations.
The problem with the enactment of commodity interpretation is that the resultant MPE may
not be suitable for satisfying the needs of all residents. MPEs are a product designed for a
particular target market segment. Murrays Beach largely caters for young families and early
retirees. This supports the issues raised by  Williams and Pocock (2010) in relation to physical
and social infrastructure being appropriate for different cohorts. The developer largely
establishes the physical infrastructure based on the leisure needs of a particular target market.
The social infrastructure that allows for the interaction of groups is superficial and based on
generic spaces that may not necessarily be particularly suitable for any group. Interview
participant Susan (resident interviewee) notes how her children will not play in the children’s
playground (see Plate 5.10).  The developer is focusing on the moment of exchange based on
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the potential needs or desires of the people who are likely to be interested in purchasing the
estate, rather than the needs of those people in subsequent years. Thus the commodity focus
extracts and creates meaning only for those who make the decision to purchase. The basic
model therefore provides insights into how the circuit of social reproduction becomes re-
worked so that some residents are left out.
7.2.3 Shortcomings of the Basic Commodity Circuit Model
There is a tendency for description rather than analysis in this sort of model (Figure 7.1). This
is because the basic model does not adequately capture the detail behind the moments and the
flows. It is important to remember that there are deeper underlying processes occurring that
become embedded within the emerging built forms and social fabric of the MPE. Below I
identify six important weaknesses/omissions in the Basic Commodity Circuit Model that
necessitate theoretical advancement.
First, the process of commodification is not readily evident in this model. However, as was
evident at Murrays Beach, certain changes in the circuit of social reproduction took place so
that the land was endowed with new meanings whereby an urban use was more socially
acceptable. The circumstances of Murrays Beach show a developer-oriented process driven by
the circuit of industrial capital where surplus value can accumulate as financial capital, which
eventually needs to be invested back into the circuit so that more value can be created. These
changes may be initiated by developers who are seeking out new sites that can be imbued with
new meanings derived from a higher value use potential.
Second, the model (Figure 7.1) does not readily show the power relations. Hence the three
arrows (Point A) go in both directions implying that society is able to affect the circuit of
industrial capital. This may be true to some extent, as the existing residents of the NWP were
able to block the rezoning and development of the site for some years by appealing to a strong
conservation ethic within local and state governments. At this time there would have been no
arrows between the circuit of social reproduction and the circuit of industrial capital, in relation
to this particular development. As events proceeded, Prudential/Lensworth developed concept
plans, designs and texts that detailed alternative nature/culture narratives that enabled the
arrows to appear.
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Third, the basic model does not show what goes on at the detailed level, which is important,
because there are distinctive processes occurring that are oriented towards production and
consumption of the commodity, however exchange can occur at any time and the commodity
does not have to exhibit a material existence. Furthermore, the basic model does not distinguish
between the changing meanings of financial capital, it assumes uniformity. As was eluded to,
there is a difference between the financial capital that supports the early production process
and the financial capital that supports the building of houses and the occupation of the estate
by the residents. The input of these different capitals affects the circuit of social reproduction
in different ways.
Fourth, the model does not distinguish between the relevance of different labour powers and
their links to social life itself. As was the case with both Murrays Beach and Sanctuary there
are certain stages in the development of the MPE when labour power is largely oriented towards
discursive production by creating new conceptualisations of a particular site and having such
conceptualisations sufficiently socially accepted. This is important in the sense that
understanding commodity status requires an understanding of the means through which value
is created and maintained.
Fifth, the way space is produced is not readily apparent, and therefore the type of spaces that
are produced are deemed to be the perfect solution to urban development because they are
‘master planned’ . While the circuit metaphor creates the desired processual conceptualisation
of MPE development, the emergence of new types of space and its significance is rendered less
prominent. In fact many different types of space were produced in the course of both Murrays
Beach and Sanctuary (eg spaces of conservation, spaces of opportunity, spaces of potential
value and spaces of innovative living). The spaces produced through the majority of the
processes are conceptual and as such value is created from the anticipated use value.
Finally, the model shown in Figure 7.1 does not provide a basis for understanding the temporal
relations, despite a commodity emerging through a process which occurs over time. As shown
in the two case studies presented in this thesis, MPEs tend to have long timeframes from initial
concept to the building of the first house and then people living in the estate. A commodity
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circuit model therefore needs to show that over time the material form of the MPE occurs
through a linear process of emergence.
The basic model is useful in the sense that it provides some broad relational categories to
facilitate an analysis of an urban development (or another commodity). It allows us to go into
the depths of particular circuit elements, while keeping sight of where it is positioned in relation
to other processes that bear on commodity production and status. It is, however, deficient in
the points identified above, therefore necessitating the development of an advanced commodity
circuit model.
7.3 The Advanced Commodity Circuit Model
The basic commodity circuit model showed a range of processes leading to the output of a
commodity. However the model provided a simplistic conceptualisation that did not readily
give consideration to the depth of processes at the different phases of the circuit or the
relationship between these phases and how the processes at each phase lead to semi-permanent
arrangements, which form part of the MPE.  Figure 7.2 presents an advanced commodity circuit
model that more accurately reflects the processes in the emergence of Murrays Beach and
Sanctuary. This model conceptualises a commodity circuit in the sense that each phase of the
development process has a particular relationship between the circuits of social reproduction
and a circuit of capital transference. In a more general sense the advanced model provides
insights into the detailed processes operating within each ‘phase cycle’.
There are four key phase cycles in the emergence of Murrays Beach/NWP and Sanctuary: pre-
production, discursive production, material production and consumption. Each phase cycle has
a specific functionality in the overall process of emergence. The pre-production phase cycle
involves activities mostly oriented towards the reinterpretation of land to create new meaning
and thereby providing the basis for capital value.  In a broader sense this process, when it
involves land use rezoning, can be similar to commodification. The discursive production
phase cycle  involves activities oriented towards demonstrating how the site can be developed,
and gaining formal development approval to undertake subdivision work. In a broader
application to commodities this is a process that concerns establishing the feasibility of the
commodity existence. The material production phase cycle involves the physical
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transformation of the site by the implementation of plans, construction of critical infrastructure
and certification. In a broader application this phase is concerned with first, how the commodity
form comes into existence, and second, that there is social acceptance of the use value (a
producer cannot just claim an object is a particular commodity unless it has the functionality).
The consumption phase cycle involves the building of houses, implementation and
enforcement of design covenants, resident participation in events and use of estate facilities. In
a broader application this recognises that while consumption gives existence to the commodity,
it also has the potential to have de-commodifying effects.  While this may not be a problem for
some commodities, for complex commodities the commodity status needs to be kept ‘alive’.
Each of the phases represent different re-constitutions of the society-material-nature dynamics
that assign specific meanings to objects to create a commodity.
Each phase cycle also shows additional critical moments in the circuit that need to align to
generate surplus value. These moments include: inputs (a flow of something to bring about a
change), production (something changes), output (something that previously did not exist now
exists), consumption (the output is used for a purpose) and exchange (the value embodied in
the commodity is converted to a monetary value). Furthermore, while the pre-production,
discursive production, material production and consumption phase cycles reflect circuitous
processes that create an output, the overall process is linear as the MPE emerges from a
perceived space to a conceived space to a transformation and emerging space, and to a lived
space. This may lead to attitudinal changes and consequent changes in exchange value as a
result of the perceived changes in use value. In the subsequent sections I consider the
relationships within each of the phase cycles and how they create semi-permanent
arrangements that are distinctive in the MPE as commodities and commodities in a broader
application.
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Figure 7.2 Advanced Commodity Circuit Model
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7.3.1 The Pre-Production Phase Cycle
The pre-production phase cycle (Figure 7.2A) involves ‘engineering’ the alignment of space-
time trajectories in a way that is more favorable for land use change to facilitate the ability for
the land to be developed into a MPE.  This involves the deployment of discursive devices that
turn the perceived space into conceived space through micro-processes enacted between the
circuit of industrial capital and the circuit of social reproduction to create the idea that
alternative uses for the land are possible and desirable. While the basic commodity circuit
model identifies the three key inputs into the production process as financial capital, land and
labour power, the advanced model breaks the processes down further enabling a fine grained
analysis of where the process of commodification fits into the commodity circuit. This reflects
the process of emergence that has been evident with Murrays Beach and Sanctuary.  In the pre-
production phase cycle Point A shows the flow of financial capital from the secondary circuit
of capital back into the primary circuit. Point B shows the flow of a socially constructed nature
in the form of land. Point C shows the ‘flow’ of land (or more literately the idea that a specific
piece of land might be suitable for urban uses) and labour power into the production process,
acquired by the financial capital. Point H and Point I represent the discursive labour processes
that transform new meaning to value by altering the society-materiality-nature dynamic. This
is a two-way process where the circuit of industrial capital seeks to re-embed the way society
interprets its relationship between nature and materiality, so that new meanings can be
converted into a monetary value.
219
Figure 7.2A The Pre-Production Phase Cycle (Diagram A)
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7.3.1.1 The Commodity Inputs
Points A, B and C represent the key commodity inputs that are important in the pre-production
phase cycle. One key input is the increasingly prominent role of financial capital. The NWP
project was largely driven by the secondary circuit of capital (hence the flow created at Point
A), with the main aim being to generate financial capital, as Prudential sought to capitalise on
its initial investment for the purpose of generating wealth to be redistributed back into its life
insurance and pension funds. Thus, in this particular case the pre-production phase cycle of the
process was enacted within the circuit of industrial capital.
In the case of Sanctuary the process was seemingly enacted within the circuit of social
reproduction (hence the flow at Point B). NCC and the DUAP initiated a series of strategic
planning processes aimed at developing a long term settlement plan for the western fringe of
the NCC local government area. Seeking to embed financial capital within a specific spatial
context was not the prime motivation, however it may have taken place within a social context
that values opportunities for economic development, reflecting rent seeking development
interests driving state land development strategic planning.
7.3.1.2 The Mechanisms of Commodification
In the pre-production phase cycle the production process is largely mobilised through a
discursive labour process. Point H shows there are discursive labour processes required to
establish flows of meaning from the circuit of social reproduction into the circuit of industrial
capital (ie making the upwards arrow appear).  This was particularly evident in the case of the
NWP/Murrays Beach development where a project development group (PDG) was established
by Prudential to initiate a dialogue with the relevant decision makers at DUAP and LMCC, and
establish a degree of broader social acceptance.  In the case of the Sanctuary site a community
forum was initiated by NCC and Landcom to establish overall needs for development in the
Blue Gum Hills precinct. The key discursive processes therefore include: communicating ideas,
establishing relationships with key organisations and people, establishing the more reasonable
perspectives and establishing views that should be marginalised. Thus a great deal of discursive
activity goes on in the pre-planning stages of a MPE to make the intended site more socially
acceptable for development. In the case of Murrays Beach this involved creating an imagined
space where lifestyle and ecology are shown to be integrated. Such representations create
expectations in the existing local community and potential future residents. This discursive
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interplay also tells us that commodification is largely concerned with changing perspectives
through power relations that were not readily apparent in the basic model. In relation to land,
the process of development requires support from people to see that a new use can be
considered to be an appropriate approach.
The conditions are also put in place so that land is recognised for its intended commodity
potential. Commodification is where capital relations seek out new objects and performances
that can be treated as commodities by creating new meanings more readily converted to an
exchange value. It “entails the creation of an economic good through the application of
mechanisms intended to appropriate and standardise a class of goods and services, enabling
these goods or services to be sold at a price determined through market exchange” (Bakker,
2003, p 544). As discussed in Chapter 2, land is one of the fictitious commodities (along with
labour and money), identified by Polanyi (1944), because it was not produced, it already
existed, but was turned into a commodity through property rights, land survey and subdivision
(Kaup, 2015). Yet there is a distinctive commodification process. Although land was not
produced, it may have already existed as a commodity in relation to another particular set of
land use possibilities, such as agricultural production or mineral extraction (ie it is possible to
purchase the land for its ability to produce commodities such as food and mineral resources).
However as the value generating capacities start to yield diminishing and uncertain surplus
values, and as other land suitable for urban expansion is used for this purpose to house a
growing urban population, alternative land uses become more attractive for the land
owner/developer. This situation existed in the two case studies, with the NWP site partially
having had a coal mining and quarrying history and Sanctuary a land use history of dairy
farming. An added complication, however, is that over time such peri-urban spaces are
perceived by existing nearby residents as part of the landscape amenity of the locality, as
evidenced by the social resistance to the possibility of land use change by the existing residents
of the NWP and Blue Gum Hills.
The commodification of land for more intensive uses, such as urban development, has inherent
tensions and contradictions. Although the state is often supportive of land development, it is
unwilling to completely allow land to be controlled by the market. The state retains control
over land supply (ie the way land can be used) and the resources contained on the land. Unlike
many other commodities, the landowner does not have an exclusive right to use the land as
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they like, rather they must make an application to the state to change the permissible uses and
then to proceed to develop the land.  Thus as part of the pre-production phase cycle, the input
of land can be problematic due to scarcity implications. An area of land large enough for a
MPE can be difficult for developers to find (Coiacetto, 2007a). The NWP provided a
sufficiently large site, covering an area of approximately 600 hectares and comprised six
separate land titles42 (Wallarah Peninsula, undated). The Sanctuary site covered an area of 19
hectares and comprised three titles (Andrews Neil, 1998). Although these sites had been
identified as suitable for urban uses by the developers and planning authorities, their historical
uses since non-Indigenous occupation had been defined by the local communities and assigned
other meanings that did not align with the higher capital value uses. In a broader sense objects
and performances can be particularly resistant to commodification, hence even where a
seemingly suitable piece of land is identified and acquired, changing its land use to urban
development can be difficult and meet with significant social resistance.
Overcoming resistance to commodification is identified within the pre-production phase cycle.
Prudential was aware that the previous development projects on the NWP site had failed as a
result of strong community opposition. Prudential adopted an approach that changed the
perception of the NWP in relation to urban development. There were also existing residents
adjacent to the Blue Gums Hills area at Maryland and Minmi who were opposed to
development of the area. The production process largely required a discursive labour process
to create the conditions needed for the re-interpretation of the site for a new land use. Re-
interpretation involves creating new meanings by re-focusing different elements of the circuit
of social reproduction (society-nature-materiality) through discursive representations using
texts, graphics, imagery and stories about the future urban development that could occur on the
sites. The mechanisms (Bakker, 2003) of production involve establishing perceptions that
make the land more conducive to commodification. The conditions required for
commodification being qualification, commensuration, disentanglement and legitimation
(Stephan, 2012), provide a useful starting point.
42 The land titles are based on the Torrens Land Title under the Real Property Act 1863. Under this system a single
register of holdings (maintained by the state) against which is recorded easements, covenants, mortgages,
resumptions, caveats and ownership (NSW Land and Property Information, 2012,
www.lpi.nsw.gov.au/land_titles/land_ownership/torrens_title [Accessed: 11 March 2015])
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The Murrays Beach and Sanctuary sites already existed as large separate land titles that had
been held in a single ownership.  The ability to separate land from its surrounding context is
akin to Stephan’s (2012) notion of disentanglement or Castree’s (2004) notion of individuation,
which involves systems that enable an object or performance to be physically separated from
its supporting context. The land title system allows land to be legally enclosed, subdivided,
titled and sold.  However as was discussed above, ownership of land does not provide a laissez
faire use right, and as such the commodification of land for a specific purpose requires a
mechanism for changing the use that is sufficiently socially acceptable to be supported by the
state planning apparatus.
The early planning stages for Murrays Beach/NWP and Sanctuary involved rationalising each
site in terms of its urban development possibilities. This process can be broadly conceptualised
as the mechanism of qualification. Although Stephan (2013) interprets qualification as
conceiving an object or performance in a way that makes it possible to be converted to a
quantitative measure (e.g price), it has a more fundamental role of demonstrating there is
something that can be turned into a commodity. The Murrays Beach/NWP and Sanctuary sites
each had to be conceptualised as an urban space comparable to other urban spaces. Part of the
qualification highlighted the aspects of the site that made it suitable for a MPE, such as the site
resources and site opportunities, as well as the conceived space of how the site could be
developed and the specific aspects of the development. The uniqueness of the sites was
identified in terms of their geographical relationships. The visionary documents for Murrays
Beach/NWP identified aspects of the site that made it suitable for the proposed residential use
such as being in close proximity to Lake Macquarie and the Pacific Ocean. Philosophies and
Principles identifies the “four cornerstones” of conservation, access, economic development
and coastal settlement form, providing a discursively moderate perspective of how urban
development might occur on the NWP. In this way people can conceptualise an urban
development, with sufficient differences to other developments, but also compatible with other
coastal developments. In other words these texts explained what the land use change will mean
for the NWP. Through qualification a new society-nature dynamic was established. The
dominant conservation ethos for the NWP was altered so that the integration of a residential
development was more acceptable.
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Discursive processes also involved putting forward apparently more concrete plans showing
how the site could be developed. Stephan (2012) uses the concept of commensuration where
the number of existing articulations that create the meaning of an object are reduced.  At
Murrays Beach/NWP, there were two key stages. First, Ecology and Lifestyle uses illustrations,
graphics and photographs of other coastal development to provide a general impression of how
it might be possible to integrate built forms and urban living within a forest and heathland
ecosystem. Second, the LES and the CLUMP provide a more substantial plan for the
integration of areas for the different development types and areas for conservation. At
Sanctuary the application to change the land use zoning included a master plan setting out how
the site would be developed (Andrews Neil, 1998). Such preliminary detail does not necessarily
translate into the eventual estate, however it establishes a more concrete basis for the
development. Thus this take on commensuration considers how firmer connections to the
developments were established through narratives that reorganize the society-nature-
materiality dynamic by showing how built forms and their component materials, in this
instance, can co-exist.
Finally, going back to the role of the state in land supply, the new use needs to be made legal.
Stephan (2012) identifies that one prerequisite for the commodification of an object is that it
must be seen as legitimately tradeable. Legitimisation had already partly occurred at both sites
through the legal frameworks that support disentanglement, however the use of the land for
urban development had to be legally recognised. Thus the Lake Macquarie Local
Environmental Plan (North Wallarah Peninsula) 2000 created new land use zones for open
space, environmental protection (coastal lands), environmental protection (habitat corridor),
National Parks and Nature Reserves and Special Development (Sustainable Mixed Use
Development). The latter zone allows for urban development (residential and commercial). The
Hunter Regional Environmental Plan 1989 (HREP) identified the Marylands - Blue Gum Hills
area as a potential urban future release area. The Newcastle LEP was amended in 1994 to
rezone the land from rural uses to permit residential uses. This step highlights the point that
acceptance does not necessarily mean broad community acceptance, but acceptance from the
crucial decision makers. Thus part of the labour process involves seeking out, liaising and
building relationships with people with sufficient influence to productively support the
development. Thus the site is formally recognised as being available to carry out a particular
development through the land use rezoning process.
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7.3.1.3 The Re-interpretation of Land
The re-interpreted land becomes the output, a perspective that did not exist before this process
commenced, and now incorporates the land plus its development potential. This output can be
a commodity in its own right, but is arguably fictitious in nature. The developer may proceed
to the next phase cycle (Figure 7.2B). Alternatively the land and its development potential
could just be an output that  remains there, usually because there is no market and the developer
cannot sell the site to another developer and they are unable to proceed further with the
development (ie in Figure 7.2A, Point D and Point E do not occur). In this situation the
commodity cannot be attained. I have referred to this moment as ‘consumption’ in the sense
that the developer uses the land plus the development potential (made possible by the rezoning)
as a commodity input into the subsequent production phases. In the pre-production phase cycle,
consumption does not a have direct connection to the circuit of social reproduction, but rather,
future consumption potential underpins the logics of the re-interpretation of land for urban uses.
Alternatively at this point exchange can occur when the developer sells the land with the new
development potential to another development company, which proceeds to develop the site.
When the developer opts to sell the land with development potential to another developer (in
land development jargon this is referred to as “flipping”), the capital they had tied up in the
development is released to be reshuffled and fueled into other investment projects (Savini and
Aalbers, 2016).
7.3.1.3 Financial Capital and Output
The pre-production phase cycle relies on an initial input of financial capital to acquire the land
and establish the development potential of the land. The financial story of the NWP
development is grounded in the way urban land markets have increasingly become relevant as
part of a system of banking and credit, providing a means of leveraging financial capital (Savini
and Aalbers, 2016). Prudential is a company with subsidiaries that specialize in insurance,
investment management and other financial products for customers within the United States
and other countries. Prudential constituted what Savini and Aalbers (2016) refer to as a
‘generator company’, seeking out real estate as a means of generating financial returns to
achieve growth for pension funds and retirement-related investments. Prudential purchased the
NWP site knowing that there was significant community opposition to the development of the
site and limited development potential in relation to private recreation land use zoning,
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however they were prepared to invest “seed money” in pre-production processes. Prudential
created a project development group (PDG) that operated like a ‘special purposed vehicle’
(Savini and Aalbers, 2016) to establish a compatible link between the local planning context
and real estate property markets.  The PDG comprised 8 people working in a small shop front
office in Swansea (NSW, Australia), approximately 2km from the NWP site. The PDG
essentially forms the labour power - they negotiate with the DUAP and LMCC, and coordinate
discursive tasks (producing key reports and documents) aimed at the re-interpretation of the
site. The property development subsidiary of Prudential was sold to the Colonial Group in
1997, which then sold the NWP development site along with the PDG to the Lensworth Group
in 1999.  Through this we can see how the financialisation process connects with the circuit of
social reproduction to extract new meanings for future possibilities and as result additional
value is created without physically producing the estate.
The financial story of Sanctuary is somewhat different to that of the NWP due to the Landcom
business model. Landcom is the NSW Government’s property developer, “charged with
delivering the state’s plans for urban growth and change” (p 6). Landcom is in effect the special
purpose vehicle, whereas the NSW Government is similar to the generating company.
Landcom operates primarily within a delivery framework that incorporates social and
environmental imperatives, while also operating in the same market context as private sector
developers. However they are not looking for opportunities to ‘flip’ to capitalize on added
value, but rather are committed to achieving a “benchmark outcome” (as explained by Len)43.
As was also explained by Len, Landcom has to demonstrate that economic, social and
environmental outcomes can be achieved while still making a profit.  As part of the rezoning
process, Landcom had proposed a high density development with an inner city feel on the peri-
urban fringe of Newcastle (Andrews Neil, 1998). The financial capital for Landcom
developments, including Sanctuary, comes from the NSW Treasury, which serves as a bank.
Sanctuary is required to make a financial return on property development and pay dividends to
the Consolidated Fund of the NSW Treasury (Landcom, 2011). Thus the operation of Landcom
is largely symbolic in the sense that it shows that the NSW Government can deliver high quality
housing development projects based on the same rules as the private sector. This reflects
financial imperatives based on meanings embedded in a market society. It is not sufficient for
43 Landcom where possible are required to partner with a private sector developer to “leverage and direct a much
larger private investment” (Landcom, 2011, p 6). In the case of Sanctuary, Landcom did initially enter into a
partnership with another developer, however the partnership did not work out in the long term.
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the state to deliver housing products that are necessarily affordable to fulfill society’s need for
housing. Landcom is required to model its operations on the private sector.
In the pre-production phase cycle financial capital is focused on ‘testing the waters’ to establish
whether or not a development is possible. Thus, in some cases MPEs, rather than being driven
by a need to offer a stable investment return (McGuirk and Dowling, 2009a), are an asset to be
used as a source of credit. Although a public sector developer such as Landcom may intend to
stay with the development of Sanctuary, they are under pressure to mimic the private sector
and produce a financial return. Such rationalities therefore become an integral parameter at the
pre-production phase cycle in determining how space can be best arranged in the interests of
capital accumulation (Moreno, 2014).
7.3.2 The Discursive Production Phase Cycle
The discursive production phase cycle is conceptualised in Figure 7.2B. While the pre-
production phase cycle is concerned with changing the perceptions of space, the discursive
production phase cycle is more concerned with Lefebrve’s (1991[1974]) conceived space.  The
key inputs are financial capital, land with urban development potential and labour power (from
Points A, B and C). The labour processes are primarily discursive and largely focused on
establishing how a MPE development is appropriate for a given site, through an institutional,
but also politically charged development application process. The two-way arrows at Points I
and J show how the production process seeks to embed the creation of value in the circuit of
social reproduction. Point D represents the flow of meaning and value that comes out of the
production process to give the output, which is the land, master plan and development consent
for the subdivision of land. The commodity output is largely symbolic as the MPE has no
material existence, comprising approved/authorised plans and planning documents. At this
stage the developer could choose to sell the land with the development consent and convert the
value added to monetary capital as shown by Point E. In a sense, and as shown by Point H, the
output gets ‘consumed’ for its exchange value. Alternatively the developer could proceed to
undertake the subdivision work and thereby seek to capitalise on a potentially higher return
from greater value adding. The moment of production involves developing a possible future
for the land or in a broader commodity sense developing the ‘blueprints’ or intellectual aspects.
There are three critical relationships that drive the discursive production phase cycle:
transforming inputs into production, output and consumption, and output and exchang
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Figure 7.2B Discursive Production Phase Cycle (Diagram B)
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7.3.2.1 Transformation of Inputs into Production
The transformation of inputs into production to develop a possible future for the sites is central
to the discursive production phase cycle. The key inputs include: financial capital, land and
development potential, and  labour power which is combined with a production process derived
from discursive labour. Here in particular is the interplay between the circuit of social
reproduction and the circuit of industrial capital. The discursive production phase cycle
involves relationships between production and the circuit of social reproduction through which
space becomes conceived in ways that increasingly support the appropriate use as a MPE and
its status as a commodity.
Devising a conceived space involves the labour power of specialists such as planners, urban
designers, engineers,ecologists and others (as reflected in the management plans for the NWP
– Appendix 8) and is particularly relevant in establishing appropriate spatial arrangements and
built forms for the respective sites. This labour power is nevertheless the source of new
developer derived knowledges. These knowledges are channeled into the circuit of social
reproduction (Point C, Point I and Point J) to refocus the society-nature-materiality dynamic
so that certain spatial arrangements and built forms are more acceptable or even innovative and
highly desirable. Thus key inputs into the discursive production process are the new meanings
that flow from the circuit of social reproduction. Constant engagement with the circuit of social
reproduction aims to ensure the MPE is conceived in a form conducive to capital accumulation
by the developer (ie creating something acceptable to potential consumer-residents), while
simultaneously trying to create new meanings by altering the society-nature-materiality
dynamic. The Lensworth and Landcom project teams were very effective in negotiating and
pushing through their ideas with both local and state government by presenting logical
arguments for the proposed estates, while also presenting documentation demonstrating how
development of the sites could be achieved. Landcom were able to gain concessions from NCC
in relation to reducing the front building line setbacks because they felt a more inner city suburb
feel would provide a level of innovation to help make Sanctuary a more desirable
place.Interestingly this somewhat reflects the original concept master plan (that supported the
rezoning proposal) of a higher density, New Urbanist style development. Lensworth were able
to gain concessions from LMCC to reduce the standard road width to create an organic
appearance that would be more obscure in the landscape setting of the NWP.
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Devising the conceived space of the MPE is a collaborative effort between the developer, the
state and local community. This reflects Bajracharya and Mimmery’s (1999) model of
governance processes that enact the MPE (as discussed in Section 3.2.5) which is also
recognised by Setchfield and Abbott (2015). This collaboration allows for a greater range of
inputs, but also is part of the discursive labour process where the developer puts forward a
particular spatial imagination. Not surprisingly community groups have a limited role in
developments compared to local and state governments and the developer. Although there was
community involvement in the early planning stages in relation to both the NWP and Sanctuary
sites, the developments predominantly involved the developer and local government, along
with various state government agencies. At NWP there was collaboration with NPWS to
establish the national park, which in effect was critical to the viability of the MPE. At Sanctuary
there was collaboration between Landcom and NCC in developing the regional sports centre
and the Fletcher community centre.
The master plan documentation sets out the multifaceted dimensions of the estate by
encompassing the spatial arrangements, design outcomes and social outcomes. These instill
additional new meanings to those established in the discursive processes in pre-production. It
gives focus to the more specific detail on how land can be conceived in a way that will yield
higher use values, which in turn drive potentially higher exchange values based on
expectations. Spatial planning creates new meaning as different parts of this land are arranged
and partitioned into a perceived logical pattern with clearly defined land uses. The logic behind
this was evident in the North Wallarah Peninsula Master Plan (Lensworth, 2003) and the
associated management plans (see Appendix 8). The NWPMP positions society closer to an
external nature (Ginn and Demeritt, 2008) that needs to be brought closer in ways that
maximise human enjoyment. However it is more a socially constructed nature as existing site
features and geographical relations are reinterpreted in terms of human needs. This socially
constructed nature derives new meaning within the circuit of social reproduction where the
existing site features, such as vegetation and proximity to waterbodies, can be transformed into
value because of the expectation that a person can purchase a piece of this nature. The NWP
is framed as not only a high quality environment, but also something finite and therefore of
value.  The spatial plan (the Development Land Use Plan) shows how different spatial attributes
will be arranged to accommodate a range of uses such as residential zones (incorporating a
range of development types), open space zones and conservation zones. Similarly at Sanctuary
the Review of Environmental Factors and Development Master Plan (Andrews Neil, 1998)
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identified existing site features such as the ridge lines and remnant forest as being important
for the development. The master plan arranges the parcel of land into residential areas, open
space, shops and community buildings and existing vegetation to be retained.
Design outcomes are conceived at the ground level interface and concern not only appropriate
physical forms of buildings, neighbourhoods and public spaces (van Dijk, 2011), but the way
the MPE is integrated into the existing landscape. Though the BFMP, Lensworth established
appropriate built forms deemed to complement the lakeside and coastal environments of the
NWP. At Murrays Beach the intention was to use similar retro-architecture because it has a
history of being associated with coastal living and is likely to be more acceptable. The Visual
Integration Management Plan (EDAW, 2003) was also developed to ensure buildings and
other structures would not dominate the NWP. At Sanctuary, the master plan provisionally
devised built forms that it considered to be appropriate for a residential estate. Achieving
appropriate design outcomes involves creating a particular nature-materiality-society dynamic
where particular arrangements of constructed nature (ie building materials) are considered
more acceptable in a given location. Creating appropriate built forms has not been the central
focus of academic studies on MPEs but is in fact one area where the developer uses innovation
to gain a competitive advantage over other developments. Shaw and Menday (2014) reflect on
creating appeal through the use of retro-architectural forms reminiscent of the fibro shacks that
were once  prevalent along the NSW coast. The intended built environment is then devised
based on the developer’s idea of what is appropriate for the site.
The master plan also sets out social outcomes that become the outputs of production. The NWP
was supported by the Social Equity Management Plan (Environmetrics, 2003) which gives
consideration to ensuring there is fair and equitable access to the estate facilities and resources.
The Sanctuary Development Master Plan also included ideas for developing the social aspects
of the estate. With the exception of Shaw and Menday (2014), there has been little focus in the
literature on the way that pre-existing social features of the site are incorporated in the MPE.
Some MPEs have been positioned as enclaves creating social distinction (Thompson, 2013).
These case studies show how the site features are being used to create a conceptualised space
where exclusivity and distinction are being built on the pre-existing site features. Through the
master planning process the circuit of social reproduction is re-oriented to be more favorable
towards the circuit of industrial capital. The result is the discursive re-arrangement of the
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society-nature-materiality dynamic to support the development of the NWP (Murrays Beach)
site and Blue Gum Hills (Sanctuary) site and thereby open up a flow of new meaning into the
circuit of industrial capital by fuelling the moment of production where a possible future for
the site is created.
The developer needs to work within the circuit of social reproduction in order to appear
interested in the more-than-market outcomes (McGuirk and Dowling, 2009a). Perceptions of
the developer are particularly important and are reflected in the discursive constructs of the
master plan and supporting documents. The NWPMP positions Lensworth as the
conservationist developer acknowledging the high environmental quality and finite natural
assets of the NWP and the socially responsible developer concerned with ensuring there is a
sufficient housing supply to meet the demands of an increasing population. Landcom position
themselves as the ‘authority’ on urban land development by seeking to achieve “benchmark”
outcomes while still operating within the same competitive market as private sector developers.
There are institutional regulatory processes that need to be followed to obtain formal state
sanctioning for a particular development. In the discursive production phase cycle, the key
input is the land with development potential derived from the new land use (as a result of the
rezoning). In a similar way to the pre-production phase cycle, the actual moment of production
is a discursive process concerned with developing a more specific “story” (van Dijk, 2011)
about a possible future for the site that reflects the nature of the land. This new story must then
be supported through these state institutional regulatory processes. These regulatory process
gauge the development’s social acceptability by how it accords with broader social relations
between nature and materiality. The story of this future is told through the master plan which
forms a blue print for how the site can be developed. Within this process the developer obtains
formal development consent (in NSW, Australia such consent is normally granted by local
government (Councils), pursuant to the Environmental Planning and Assessment Act 1979).
This is a formal process requiring submission of a development application (sometimes
referred to as a planning application), plans and supporting documentation to the Council,
followed by public exhibition (providing an opportunity for the public to make submissions on
the development application) and formal assessment then finally determination by the Council.
Prior to this moment there is still significant uncertainty for the developer because the
assessment process may determine that the development of the site is not appropriate. This may
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be because it is likely to have significant environmental impacts or the site is unsuitable for the
particular development that is being proposed. In the case of Murrays Beach (the first stages
of the overall NWP development) this risk had been carefully managed in the pre-production
phase through detailed site investigation work. The output of this process is a definable land
parcel with a master plan, subdivision potential and development consent (in other words the
developer/landowner can proceed with the implementation).
7.3.2.2 Production Output and Consumption
In the discursive production phase cycle ‘consumption’ can occur in two ways: either the estate
is purchased by another development firm (the new developer) or the existing developer retains
the site and proceeds with the material production. The estate is purchased by the new
developer at a price that reflects the value added through greater development certainty. In
some respects this form of ‘consumption’ is similar to the selling of intellectual property
because it captures not only the land, but also the knowledge of how it can be developed.  There
can be a number of reasons for selling to another developer.  In the case of Murrays Beach the
parent company of Lensworth, the Fosters Group, made a strategic decision to divest itself of
non-core business activities44.  The original developer hence departs with financial capital freed
up to pursue other investment interests. The incoming developer (Stockland in the case of
Murrays Beach) takes over the responsibility for the material production.
Consumption by the new developer in some cases can lead to a new discursive production
phase as they seek to make changes to the approved development. However in the case of
Murrays Beach the level of intellectual work that went into the output was substantial and
effectively locked-in the approved master plan. There was a substantial amount of intellectual
work embodied in Murrays Beach, not only work undertaken by the developers, but LMCC,
NSW Government agencies and members of the local community on the NWP. Stockland
purchased Murrays Beach as part of a package of Lensworth’s property assets and were not
completely happy with the approved master plan. Stockland initially sought to make some
changes that involved clearing more trees to increase the dwelling density and having less
windy roads.  This may have enhanced the exchange value for Stockland by increasing the lot
yield of the overall estate. However it would have required Stockland to go back to the pre-
44 The Fosters Group’s core business activities was in the food and beverage industry.
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production phase cycle to create a new vision and story for the NWP, one that effectively
backed down on the commitments made by Lensworth and required change to the land use
zoning requirements in the LMLEP. Thus there would have been considerable amounts of
social and political effort to establish a new commodity output. Stockland did not pursue this
change option and Murrays Beach was developed in accordance with the NWPMP. Thus the
work that goes into bringing a commodity towards a material manifestation can form part of
the commodity and make it socially and politically difficult to alter.
Alternatively ‘consumption’ involves the same developer proceeding with the material
production. This was the case with Sanctuary, whereas Landcom chose to proceed with the
material production of the site.  The lock-in of the master plan does not necessarily occur during
this phase cycle.  Landcom made changes to the DMP prepared by Andrews Neil (1998) by
removing the village centre shops, the community centre and the public school, as well as
substantially reducing the amount of land designated for medium density residential.
7.3.2.3 Production Output and Exchange
Exchange is the moment where the land parcel with a master plan, subdivision potential and
development consent may be sold to another development firm. At this point the money capital
held within the estate by the original developer is released and is available to be used to invest
in other projects or for other purposes. It is possible that some money capital is reinvested back
into the material production phase of the MPE via the secondary circuit of capital (hence the
dashed line at Point G), although this was not verified in the research on Murrays Beach.
The discursive production phase cycle details the theoretical framework for creating a
conceived space where the value of the site is enhanced. This does not have to be a material
transformation, however there needs to be enough evidence that a change has occurred in order
for the value to be created.  Urban land is likely to have a higher per unit production cost than
other designated land categories, and as such the developer’s imperative in the discursive
production phase cycle is to create sufficient certainty about the development proposal so that
developers and financial institutions are willing to proceed with the material production.
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7.3.3 The Material Production Phase Cycle
The material production phase cycle follows on from the discursive production phase cycle as
shown in Figure 7.2C. This phase cycle includes the full circuit of industrial capital as
developed by Hudson (2005) and used to inform the basic commodity circuit. The key resource
input is the land, master plan and development consent that was the output of the discursive
production phase cycle (Point B), along with other inputs of labour power, raw materials and
the manufactured means of production used to manufacture the commodity inputs required to
transform the development site into a MPE (shown as Point C). Production (P) includes labour
processes that physically transform the site through the removal of vegetation, earthmoving
and excavation. Here we can see the critical relationships involved in creating a sufficient level
of reality into the commodity to give a potential buyer confidence that the commodity now has
a use value.
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Figure 7.2C Material Production Phase Cycle (Diagram C)
7.3.3.1 Circuits of Social Reproduction as a Commodity Input
There is a more direct connection between the circuit of social reproduction and commodity
inputs by an engagement with particular urban materialities that reflect social responsibility in
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relation to potential ecosystem disrupting processes. These material engagements ultimately
impinge on the commodity output. It is not simply a matter of producing a commodity for
consumption, but it is the inherent qualities of the materials that go into the production process
that give additional meaning. We need to understand MPEs as the embodiment of the material
inputs originating within the circuit of social reproduction where they are assigned a particular
significance in the way they are sourced or produced into the means of further production.
Thus the production inputs become an inherent aspect of the commodity status.
The material elements used as production inputs broadly comprise site resources, raw materials
sourced  off-site and the manufactured means of production (commodity inputs). Site resources
are the natural features or qualities recognised by the developer as something that can be used
to enhance the MPE. Conventional approaches to urban land development and MPEs can
involve broadscale deforestation and landscape modification to ensure the site is transformed
into an arrangement more suitable for human uses (Tilt and Cerveny, 2014). In the case of
Murrays Beach and Sanctuary (to a lesser degree) the master plans established an approach
intended to minimise tree clearing and landscape modification. This reflects an approach to
some MPEs where due to broader social preferences for conservation of coastal areas (Shaw
and Menday, 2013) the trees and other landscape features become resources that are used to
enhance the overall development. It also reflects a particular socially constructed nature that is
associated with relaxation, escapism and being at peace. In the case of Murrays Beach the
retention of tree vegetation and landcape was used to produce a differentiated housing estate
commodity by creating precincts aligned to the different development densities and lot sizes
(ie Development Types 1-4). Thus features of the site that might otherwise form a constraint
are modified in a more limited and considered way to articulate a particular naturalness that
works to support a unique MPE commodity.
Site resources can be obtained in other ways. At Murrays Beach clearing of the trees was
generally unacceptable and kept to a minimum, however some tree clearing and landscape
modification was necessary. Where it was necessary to clear trees, the next best thing was to
mulch the felled timber and cutting to produce mulch for  the landscaping (Sinclair Knight
Merz, 2003a) which was designed to add to the uniquness and beauty of Murrays Beach. Thus
how certain elements of nature are extracted to produce raw materials for commodity inputs is
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moderated into what is socially acceptable and what is socially unacceptable. Degrees of social
acceptability into raw material input are established if the source is deemed appropriate.
Some raw material inputs are sourced off-site. The distance of the supply chain for other raw
materials, such as sand and gravel and concrete, is also important. Daracon, the construction
contractor, explained how they attempt to source most of the construction materials locally,
primarily to reduce transportation costs, but also to ensure the materials are sourced in a
sustainable way consistent with the requirements of Stockland45. This aligns with a more
socially acceptable development because the developer has made an effort to limit the
ecological footprint of the construction process in relation to the use of energy in obtaining the
raw materials.
The manufactured means of production are those materials that have been produced to be used
for the construction of buildings and other structures. Stockland ensured that the materials used
in buildings for the café and village centre and the children’s playground, jetty and boat sheds
comprised natural looking timber material, and were sourced from either plantation forests or
recycled timbers. Yet it is not only the materials used that are important, but the way the
material are arranged. Stockland explains how it creates communities through the
“combination of advancing technologies, intelligent innovations and leading edge principles of
development” (Stockland, 2011). Thus certain arrangements of materials, through building
design, are able to facilitate energy use efficiency. Within this connection to the material world
is a discourse where technological innovation overcomes unsustainable practices of urban
development and therefore results in the production of a more socially desirable housing
commodity.
7.3.3.2 Labour Power as an Input
Labour power is derived from human effort that is organised into a range of tasks. Part of social
reproduction is the ability of people to sell their ability to perform tasks for monetary payment
that can then be used for their own living needs (eg purchase of food, clothing and housing).
45 By the material production phase for Murrays Beach, Stockland had acquired the development from Lensworth.
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There are knowledges and skills associated with land development. Thus, as with all urban
developments, the material production of Murrays Beach and Sanctuary involved the
employment of people with skills and knowledge in earthmoving, landscaping and
construction. The Social Equity Management Plan promotes the benefits of the NWP
development in terms of employment generating opportunities which are mostly linked to the
construction phase and “equate to around 800 regular jobs over the 10 year development cycle”
(Sinclair  Knight Merz, 2003a, p 56). This labour power is latent until combined with capital
and the manufactured means of production. Yet there are social imperatives to ensure that
labour power is utilised. The material production phase of MPEs, due to their scale and long
development timeframes, are able to lock-in local employment, and as such the imperative to
develop certain commodities can be linked to other socially desirable outcomes.
7.3.3.3 Inputs into Production
The moment of material production phase cycle involves partially transforming the concepts
and designs in the master plan documentation into physical reality (Point D). Although certain
elements of the estate start to emerge through the construction of physical infrastructure there
are also associated processes involving the interpretation of construction plans and designs,
procurement of plant and materials, coordinating different labours, site supervision,
certification of subdivision work and other construction work, and the registering of individual
house lots under separate land title to enable them to be sold. Through the material production
the combination of the labour process and material input creates value by physically altering
the site. Yet the production process is the link between the circuit of social reproduction  and
the circuit of industrial capital.
The production process is a channel of socially necessary inputs from the circuit of social
reproduction.  Society, through various institutional arrangements, sets out particular standards
for what constitutes an urban environment and the process for achieving this arrangement. In
the pre-production and discursive phase cycles the development of local environmental plans
and the master plan put in place conceptual boundaries about what constitutes appropriate
development for the Murrays Beach/NWP and Sanctuary sites. However there are also
development and engineering standards that ensure the infrastructure complies with socially
acceptable standards. The detail of the production process is also important as the developer
is required to comply with conditions of development consent and implement environmental
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protection measures (eg implement erosion and sediment controls to prevent pollution of
waterbodies). In the case of Murrays Beach there were stringent controls on tree removal and
landform modification. This had to be implemented right down to the earthmoving machine
operator level – they required three levels of approval before any tree could be removed.
Hence in the material production phase cycle the circuit of social reproduction becomes more
pragmatic, oriented towards the things that need to happen to ensure the MPE comes together
and can be used for the purpose of constructing individal houses. Yet to a large extent the
circuit is aligned to the interests of capital in the sense that actions are carried out to transform
the site into a form that has the legibility of a residential estate and the ability to sell off
individual house lots (with all the essential services), however broader social values still
impinge on the way the development of the site occurs.
7.3.3.4 Production Output and Exchange
The production output must be marketable in the sense that the MPE is likely to sell in the
absence of any substantial material existence. The point of exchange therefore has to connect
with the circuit of social reproduction drawing on themes of living that establish a desirable
social status. Thus elements of discursive production still occur in this phase cycle as the
developer seeks to value add to the estate by assigning qualities that are not likely to be
apparent. At Murrays Beach and Sanctuary the house lots existed both in a graphical form in
glossy marketing plans and in a material form as survey markers of delineation. Furthermore,
in addition to the physical infrastructure, some key features of the estates were also constructed
at this stage, such as a display village, the entrance signage and landscaping of the entrance
road. In the case of Murrays Beach the output was the access to the surrounding landscape
which was exemplified in Nature has crafted it (Stockland, undated).  Yet as Opit and Kearns
(2013) point out, ‘selling the estate’ can draw on contradictory processes where the very nature
that is being used to market the estate will be destroyed through subsequent development. In
the case of Murrays Beach there are substantial areas yet to be developed, as well as other
sectors of the total NWP project area (ie the Coastal Sector and Northern Sector). Thus the
output of the material production phase cycle represents a ‘transformation and emerging space’
and as such the overall commodity of the MPE remains uncertain and therefore unstable.
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7.3.3.5 Financial Capital and Output
The concept of a transformation and emerging space represents the boundary between the
conceived space of the developer and the lived space of those residents who live in already
completed stages of the MPE. The material production phase cycle requires high levels of
financial capital input for the construction process. Furthermore the finanical return from the
sale of the completed house lots remains uncertain. It is therefore unlikely that the financial
capital will be available initially to construct the whole estate, and as was the case with both
Murrays Beach (and indeed the whole NWP development) and Sanctuary, the estates are being
materially produced in stages. Thus these MPEs have not just appeared as something new, but
are an emerging entity. This means that buying into the estate is heavily reliant on the
expectation set by the developer in the master plan. Consumer-residents are therefore buying
into the estate with certain expectations of how the estate will look and what facilties will be
available. While the master plan and building design codes help maintain a coherent vision in
terms of built form, there is more uncertainty about the fictive elements of the commodity. At
this point we can see the merging of the practicalilities of material production with
consumption.
7.3.4 The Consumption Phase Cycle
The consumption phase cycle shown in Figure 7.2D represents the MPE’s full existence as a
completed commodity (or at least completed stages) where people purchase house lots, build
houses and start living in the estate. Much of the literature considering MPEs has
concentatrated on the resident’s lived experiences. This is often with a focus on uncovering the
disparities between the developer’s vision in the master plan and the lived experiences of the
residents. Understanding the MPE as part of a commodity circuit provides insights into the
contradictory elements that create a commodity and do not always sit easily with non-
commodity elements. Overall the consumption phase cycle involves a range of commodity
inputs (Point C), various production processes, and output as the MPE. Exchange is the point
where the developer converts the surplus value into money and various types of consumption
occur. Furthermore there is a constant interaction between the circuit of social reproduction
and the circuit of industrial capital as meaning is converted into monetary value, which
signifies the existence of the commodity circuit (ie more arrows appear and stay in place). This
interaction occurs at a number of points between the circuit of social reproduction and the
circuit of industrial capital, between society and inputs (Point G), society and production (Point
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F) and society and consumption (Point I). Finally consumption becomes instrumental in the
ongoing production of the MPE (Point E).
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Figure 7.2D Consumption Phase Cycle (Diagram D)
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7.3.4.1 Commodity Inputs
Although there are a range of commodity inputs, of particular relevance to the consumption
phase cycle are the completed subdivision and master plan, and financial capital. The key input
to the consumption phase cycle is the completed subdivision work of the estate, together with
the master plan, that incorporates building design codes, living codes and a vision for social
interaction. Financial capital generally comes in the form of home mortgages, personal savings
and possibly proceeds from the sale of a previous dwelling, as well as the developer of the
estate investing (a portion of the proceeds from the sale of lots, shown as Point C2).
The production process involves mechanisms for ensuring that all inputs come together in the
right order and to the correct standard. At Murrays Beach and Sanctuary all of the individual
house lots were required to be developed according to codes set out in the master plan and
articulated through the Design Essentials (Stockland, 2011) and Design Guidelines (Landcom,
2010a) documents (and enforced through restrictive and legally binding covenants). These
building design codes are also mechanisms that guide labour processes that are not under the
direct control of the MPE developer, but under the control of the owner of the lot. The inclusion
of building design codes also facilitates a integration between the land developer and housing
construction companies. Both Stockland and Landcom strongly recommend that new residents
use one of their preferred building companies to better guarantee  their house is built in
accordance with the codes.  Another mechanism is through direct control. Landcom include a
$5,000 complementary front landscaping package in all house lot purchases, which effectively
ensures front yard landscaping is completed to the right standard. The focus on ensuring
adherence to the building design codes reflects how by this phase cycle the society-nature-
materiality dynamic in the circuit of social reproduction is ordered in ways that are more
conducive to capital circulation and accumulation.
7.3.4.2 The Labour Process and Production
The labour process part of production involves the construction of individual houses which
comes out of the individual consumptions, as a result of the purchase of a house lot and building
a house. In a MPE the developer incorporates mechanisms to ensure that house and landscaping
design conforms to the established criteria in the building design codes. The labour process
therefore requires ‘quality control’ through established  building design panels which check
and approve house plans prior to people being allowed to commence actual building work. This
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quality control is associated with private govenance instruments in addition to the regulatory
and certification requirements of the state (ie the development application and consent process)
and oriented more towards the aesthetic appeal of the estate.  In the main, residents who
purchased land at either Murrays Beach or Sanctuary seemed to be committed to the vision and
willingly conformed to the design codes. Nevertheless consumer-residents do not necessarily
accept the strict design codes, as exemplified by interviewee Laura’s struggle to incorporate
some elements of individuality such as  a colourbond fence (instead of timber paling), gravel
for landscaping (instead of bark) and letterbox oriented to the street (instead of sideways).
Despite the struggle for individuality Laura felt that the strict building design codes were
important for the overall appearance and value of Sanctuary.
7.3.4.3 Commodity Exchange
Exchange is a critical moment of the consumption phase cycle. This is where the theoretical
surplus value that is held in house lot is converted to a monetary sum for the developer and the
consumer takes possession of the lot. Part of the production process is more closely linked to
exchange as the developer seeks to construct narratives that are likely to be appealing to
potential buyers. The key focus here is to present the MPE in a way that maximises sales,
without the need for discounting. Maruani and Amit-Cohen (2013) identify how marketing
strategies act as a mirror of societal preferences and norms, thereby inferring the connection
with a circuit of social reproduction. In the case studies particular conceptualisations of nature
became the dominant marketing discourse. This nature is shown in an apparent pristine
condition with trees and wildlife, however it is strongly connected to human needs such as
health, lifestyle, leisure, recreation and peace. Thus at Murrays Beach the brochure Nature has
crafted it (Stockland, undated) as shown and discussed in Chapter 5 (Table 5.6) presented
images showing different ways that residents would be able to interact with the nature of the
NWP. At Sanctuary, This is your natural habitat (Landcom, 2010b) presents the idea that an
enhanced lifestyle is possible through a stronger connection to nature. Thus the marketing
strategies highlight the developer’s vision that is contained within the master plan.
The moment of exchange for MPEs is more than simply selling a house lot in exchange for
money, it represents an agreement or a community compact (Gwyther, 2005) between the
developer and the consumer-resident. This agreement involves the developer commiting to
provide a high quality living environment by ensuring all private development is carried out in
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accordance with the building design codes  and in some cases resident behaviour is moderated
through living codes, and the consumer-resident agrees to abide by these codes (eg Goodman
and Douglas, 2010). The Design Essentials for Murrays Beach and the Design Guidelines for
Sanctuary formed the building design codes, while Murrays Beach also incorporates living
codes concerning the up-keep and maintenance of landscaping and the keeping of pets. These
codes encapsulate states of existence that have been deemed  to be socially acceptable, but
perceived as unable to be implemented by the state (ie local government). Yet the moment of
exchange in the consumption phase cycle signifies a point of tension in the developer’s
commitment to the original vision as set out in the master plan and the need to sell lots.
In the case studies both Stockland and Landcom were particularly strict about compliance with
the building design codes in the early stages. At Sanctuary there was a formal relaxing of the
building design codes as Landcom developed new Design Guidelines which were “less
prescriptive” (according to the Development Director, Len). Despite this Landcom remained
committed to the overall vision of ensuring that the estate continued to have a high quality
appearance through adherence to the building design codes. In the case of Murrays Beach there
was a more informal relaxation of the Design Essentials, with Stockland allowing new
consumer-residents to build houses that reflected more contemporary forms, rather than the
unique coastal forms that formed the original vision of BFMP. Thus consumer-residents have
expectations that they have not only purchased land on which to build a house, but an assurance
of predictability and stability. Yet the post-occupancy evaluations and resident interview
responses reflected discontent about the developer seemingly becoming less committed to the
original vision. This point of tension, represented at Point M in the consumption phase cycle,
is where the primacy of the circuit of industrial capital in the MPE becomes evident.  The
developer’s primary interest is in selling lots in order to convert the surplus value contained in
the estate into monetary value because they need to reinvest money capital into other projects
and pay dividends to shareholders/investors. In the case of Sanctuary, Landcom had to make a
profit to pay back the NSW Treasury. In the case of Murrays Beach, Stockland had already
purchased the site from Lensworth for a high price and had to make a reasonable return to the
shareholders.  Although the need for the developer to put profit first may be acknowledged by
consumer-residents (refer to Christine’s comment in Sub-section 5.3.4.3), there is a feeling of
disappointment, abandonment and anger as the developer’s commitment to the vision is
gradually lost.
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7.3.4.4 Consumption and Production
The consumption phase cycle also shows the linkage between consumption and production
(Point E). Here we see how consumption can be a performance involving the use of facilities
and participating in the events, which are in effect the living processes that may also be a
component of the master plan (eg Murrays Beach was supported by a Social Integration
Management Plan). As discussed in other literature, MPEs often incorporate a range of
additional features such as swimming pools, club houses and other communal areas (eg
Goodman and Douglas, 2010; Kenna and Stevenson, 2010). In addition the developers are
instrumental in organising activities and events. The location of Murrays Beach close to the
foreshore of Lake Macquarie gives it a natural ‘life’ as residents make use of the proximity to
the water for sailing, fishing and swimming.  Stockland also organised specific events such as
welcome breakfasts for new residents, Christmas carols by candlelight and an Easter egg hunt
and set up and funded a Bushcare group (to encourage resident involvement in bushland
regeneration projects). Thus the consumer-residents can effectively become producers in the
life of the MPE by using the facilities and participating in events and getting involved in the
life of the estate. The events and activities have a specific role in establishing the elements that
give the estate a ‘life’ to help create a sense of vibrancy and activity. This shows that it is not
just the buildings, but activity and human interaction that produces the MPE. Ultimately the
events and activities have the effect of keeping the commodity status of the MPE ‘alive’.
The moment of consumption of the MPE can be risky for the developer because individual
consumptions involving building houses can destabilise the overall commodity. Hence, as was
the case at Murrays Beach and Sanctuary, covenants are placed on the title of each house lot to
provide a legal basis for enforcing the building design codes. This is concerned with keeping
the commodity together because as the developer sells the individual house lots, they gradually
lose control over the commodity that they are trying to market and sell on the basis of a
particular theme. Furthermore through the building design codes and underpinning covenants
the potential buyer is assured that they are purchasing a high quality residential environment.
This relationship between consumption and production is also relevant to production for the
purpose of exchange (as previously discussed). The developer has an interest in demonstrating
that the MPE promotes this lifestyle because other potential buyers are visiting the estate and
going through decision processes about whether or not to purchase.
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7.3.4.5 Master Planned Estates and Contested Commodities
In the consumption phase cycle there is an engagement between a refined production process,
exchange, consumption and ‘engineered’ socially desirable outcomes. Production involves
mechanisms that ensure individual commodity inputs are organised in accordance with the
overall vision. The consumer-residents do not just buy a house lot, they buy the vision and
become committed to the overall vision. The moment of exchange creates the imperative to
showcase the key features of the MPE, such as the integration of urban living with nature and
examples of the existence of community through the staging of events (see Plate 6.5). At the
same time the moments of exchange create tensions between the developer’s commitment to
the vision and the need to sell lots, in some cases this manifests as a relaxation of the building
design codes and often the newer consumer-residents are also perceived as not being fully
committed to the vision and having taken advantage of the developer’s dilemma. The
consumption phase cycle is also driven by consumption in different guises. The new residents
of the estate purchased the vacant and undeveloped house lots on which they planned to build
a house for living purposes. This consumption has rudimentary elements embedded within the
circuit of social reproduction. The building design codes are largely concerned with
aestheticisation of the estate at the individual house lot scale, to establish the look and feel of
the estate as each new house is constructed.
Fictitious commodities such as land and nature, which are key inputs into the production of the
MPE, become subsumed into the overall complex commodity. However these are both
physically and discursively reconstructed to create commodity fictions, appealing to consumer
demands for newness, authenticity, quality and difference. At Murrays Beach much of the
vegetation and landscape was retained to maximise the aesthetic quality of the estate. This
commodity fiction is expanded through the eco-theme, whereby the residents believe that by
living at Murrays Beach they are “doing their bit” for the environment. Commodity fiction also
relies on creating something that is slightly different to similar commodities, sufficient for
people to notice. This was evident in many aspects of the master plan and building design codes
for both Murrays Beach and Sanctuary.  For example, Landcom requested the NCC allow them
to vary the front building line setback to introduce difference.
It is conceivable that consumption being part of production is relevant to other types of
commodities. Consumers are actively involved in keeping the idea of the commodity alive
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because through its use comes acknowledgment. Although in the case of more established
commodities (eg motor vehicles) there is a historically embedded acceptance, it is particularly
important for new types of commodities. However the more established commodities also
incorporate commodity fictions where enhanced value is attained by associating consumption
with certain social status, cultural identities or special occasions.
The commodity status, when considered in relation to spaces of human habitation, creates
tension between desires for individuality, expressed through consumption, and the collective
interests of the estate residents. In the broader societal context of neoliberalism which
privileges the individual, residents have sought to live at Murrays Beach and Sanctuary to
exercise their individuality, social status and identity by living in a well thought out housing
estate. In doing so they accept building design codes through which individual choice is
curtailed to encourage collective consumption in a way that is considered to benefit all the
residents.
7.4 Summary
The advanced commodity circuit derived from the realities of the case studies presents a more
overall linear process of emergence, although as demonstrated there are circuitous processes
going on within each of the phase cycles. This shows that while the emergence of the MPE is
effectively linear, moving from an idea that is represented through text concept plans and
imagery to a material existence, it is also circular in the sense that the flows of finance,
information, knowledge and meaning are continually moving between the circuit of industrial
capital and the circuit of social reproduction.
The MPEs are therefore an emerging entity that embodies the phases of production and the
future possibilities and apprehensions. There are significant financial inputs in the material
production phase and as such it is not possible to roll out the estate all at once. Both Murrays
Beach and Sanctuary were rolled out in stages or precincts in a way that the material and social
dynamics emerged over time and as such the nature of the commodity is not readily apparent.
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The commodity of the MPE is not only the physical entity that can be seen and observed, but
also the processes that went into bringing it into existence. It is here that the conceived space
of the developer is transformed into material existence. However it does not immediately
become the lived space that reflects the real and imagined, but rather a ‘space of transformation
and emergence’ where the grand plans of the developer must come together with the realities
of construction, unplanned site constraints, logistical issues and finance.
MPEs can be a way of introducing alternative approaches to urban development that change
the society/nature relationship through new narratives. This can be seen particularly with
Murrays Beach where master planning was the strategy for being able to develop the site in
accordance with the highly specific requirements of the CLUMP and LES, which were also
given statutory standing through the LMLEP.
The advanced commodity circuit model has potential to provide insights into new commodities.
It recognises that commodification is a process of reinterpretation of existing objects and
performances in a way that their meaning can be converted to value (which can be converted
to a monetary form) within the circuits of financial capital.  In the case of land development,
commodification involves creating new possible uses for a site with some level of social
recognition (reflected in the actions of the state) through legitimising processes such as
changing land use zoning. In the case of other new commodities such as carbon markets the
state often has a critical role in legitimisation, although it can also be achieved through
mechanisms imposed by the private sector.  Although the idea of the commodity can exist for
a while without a material form, there has to be some sort of material entity that represents the
existence of the commodity. In this case of a MPE this may be through planning documents
attached to land and the development consent. Yet ultimately the emergence of the material
forms are still of critical importance to commodity status. In relation to other new types of
commodities such as ecosystem services, there needs to be both technologies in place to prove
that a particular outcome is being achieved and a document that represents the purchase of such
a commodity. Thus the ultimate acceptance of an object or performance as a commodity is the
ability to treat it as a form of currency as there is sufficient confidence that there is actual value
held. Thus carbon credits have the potential to be used as currency because there are
technologies that reinforce the existence of the commodity (Descheneau, 2012). MPEs and
urban development in general are also recognised as sources of wealth generation and
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substantially integrated into the financial system. As was shown with Murrays Beach the early
stages of the development were used as a source of financial capital generation as value was
being added to the site without material changes.
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Chapter 8 Conclusion
8.1 Introduction
In this thesis I have presented critical theoretical insights into the process of commodification
and commodity status of the MPE through a commodity circuit model. This conceptualisation
shows sustained circuitous flows of information and finance between the interests of capital
accumulation and the creation of meaning by engaging with a dynamic relationship between
society, nature and materiality. While the material emergence of the MPE is linear from pre-
production, discursive production, material production and consumption it also involves
circuitous processes. The overall commodity status continues to exist in tension with non-
commodity perspectives.
The impetus for the research was the growing prevalence of objects and performances being
treated as commodities, as market society has expanded to create new and contested types of
capitalist commodities. These contested commodities have included wildlife, ecosystem
services and the very spaces of human habitation. MPEs were selected as such a commodity
type because they are a relatively recent, but increasingly prominent occurrence in Australian
cities (Dowling et al. 2010; Johnson, 2010) and have coincided with the financialisation of
urban land development. While much of the academic literature on MPEs follows a research
agenda of uncovering the contradictions and imperfections of such spaces, there has been
limited focus on exploring their commodity dimensions. The breadth of the literature shows a
distinct commodity process reflecting moments of production, exchange and consumption
through the respective themes of planning for master planning, selling and marketing, and
living in the estate. This thesis set out to theorise commodification as a distinct dimension of
new urban developments and to explore the geographical basis of the contradictions that
emerge from the commodity status of MPEs as a distinct space of human habitation.
Specifically this thesis has identified the defining characteristics of commodities, developed a
basic commodity circuit model, applied the model using data from two MPE case studies then
evaluated the basic model, and proceeded to develop an advanced commodity circuit model.
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8.2 The Defining Characteristics of a Commodity
The commodity is an elusive concept, it requires social acceptance that particular objects or
performances have value and can be extracted from their surrounding context so that they can
be bought and sold in the market. Hence we have seen at a fundamental level commodities are
goods or services produced in a labour process for exchange in a competitive market (Jessop,
2007), while also recognising them as objects of value that can be bought and sold with money
(Page, 2005). These basic definitions were found to be insufficient for providing deeper
theoretical insights into how objects and performances are reinterpreted as commodities. The
definition by Bridge and Smith (2003) of commodities being objects (and I have extended this
to performances) produced for exchange, upon which various social meanings are bestowed,
was considered more relevant for building further theoretical insights into the emergence and
existence of commodities. Within this definition the critical elements are how production,
exchange and consumption are linked to socially derived meanings, which are the underlying
source of value. This reading also necessitates a departure from the veiw that commodity status
once achieved is fixed. Since social meanings can change, commodities are fluid entities, with
certain ambiguities that can place the commodity status of an object or performance in doubt.
As capitalism becomes more integrated into socio-spatial relations, objects and performances
become more and more reduced to capitalist logics. Consequently it is possible to perceive
commodity types to include real commodities and fictitious commodities. Such distinctions
become less relevant as both discursive and material practices are enacted to establish the actual
existence of a commodity. Thus it is more appropriate to consider commodities as an emerging
entity comprising elements that are real in substance and meaning, while at the same time
comprising elements that are fictions, that are made up to give greater meaning and exchange
value to the commodity. These are in various capacities incorporated into new complex
commodities that comprise a range of individual commodities that are held together to work as
a single commodity. This is articulated out of the desire to position large scale objects or
performances such as cities or regions in relation to capitalist processes. This can be considered
essentially in terms of the degrees to which they can be treated as commodities or function to
support the treatment of other things as commodities.
Yet regardless of whether certain objects or performances may be regarded as real or fictitious,
simple commodities or complex commodities, the commodification of many new things
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prompts the issue, expresssed by Fraser (2014), of the extent to which society can be treated as
a commodity. While there is nothing intrinsically wrong with objects or performances being
commodified, once space is organised around things being treated in such a way, space changes
and accordingly social relations change. Consequently as a society we need to understand what
actually happens when the capitalist relations and market society logics start to define not only
what is consumed, but the way consumption should occur and how socio-spatial relations are
organised around the production, exchange and consumption of commodities.
8.3 Development of a Commodity Circuit Model
Although the commodity circuit concept has been used in commodity research, there are few
detailed conceptual models to provide a theoretical basis for this research. Commodity research
in human geography has adopted four broad narratives including biographies, circulations,
commodity surfaces and commodity stories (Bridge and Smith, 2003), to capture the
complexity of the issues surrounding the production, existence and mobility of commodities.
The agenda has been to understand how commodities alter the spaces of human existence
through the multiple relationships and processes that bring them into existence and continue to
perpetuate their commodity status. Hence the starting point of this thesis considered how
commodities have been conceptualised as processes such as chains, networks and circuits. By
considering the production circuit (Dicken, 2007), the circuit of industrial capital and the
circuit of social reproduction (Hudson, 2005), derived from the dynamic relationship between
society, nature and materiality, a basic commodity circuit model was developed. The basic
model provided a simple framework for theorising the likely key elements and flows within
the circuit that both create and sustain the commodity.
8.4 Applying the Commodity Circuit Model
The basic commodity circuit model was applied to multi-faceted data sets obtained from the
MPE case studies of Murrays Beach and Sanctuary. The basic model showed that MPEs
emerge from a more or less circuitous process between the circuit of industrial capital and
circuit of social reproduction. This model enabled particular pathways of application to be
explored providing new perspectives on MPEs, while remaining cognisant of the broader
processes at play. Thus a number of observations were made. First, there are multiple labour
powers that are not all under the control of the developer, but nevertheless can have a
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significant imprint on the MPE. Second, production is the point in the commodity circuit where
something changes through an injection of new meaning or knowledge such that new value is
created. Furthermore, discursive labour power plays a major role in much of the production
process by creating new perspectives and understandings that add value to the estate, even in
the absence of any material forms. Third, the driving motivation for a MPE can either be from
the circuit of industrial capital where financial capital is seeking ways of creating monetary
value to further support the functioning of financial markets, or it can be motivated by the
circuit of social reproduction as new urban land is required to provide high quality residential
estates. Fourth, it shows how there is a two-way relationship between production and
consumption. Finally, the circuit of industrial capital is persistent in seeking out ways to
connect with the circuit of social reproduction to facilitate the creation of new meanings that
can be readily converted to monetary value.
Although the basic model has the capacity to explore the deeper and more intricate processes,
it was found to have a number of limitations. It does not fully account for commodification,
power relations are not readily apparent, the complexity of process is lost, it does not
distinguish between the different labour powers, does not account for the production of space,
and does not account for temporal relations.
Chapter 2 discussed the virtues of a simple model for articulating overall processes that are
essentially a complex system of space-time trajectories coming together to form the physical
entity of the commodity (in this case the MPE). Yet the weakness of a simple model is its
limited ability to explain the detailed processes. Although the basic commodity circuit model
provided a useful starting point, it became evident that a greater level of detail was necessary
to explain the processes going on at Murrays Beach and Sanctuary. Hence the advanced
commodity circuit model provides a simple model on the surface, but embedded within is a
more complex model. The advanced commodity circuit model shows a more detailed set of
processes that at one level are linear as the MPE emerges over time from the perceived space
of the nearby existing residents, to the conceived space of the developer to the transformation
and emerging space to the lived space of the new residents and developer. The advanced model
has depth to enable exploration of circuitous processes of meaning creation that go on within
four phase cycles of pre-production, discursive production, material production and
consumption. The advanced model provides a number of additional insights in relation to the
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different phase cycles. The pre-production phase cycle reflects the process of commodification
where the ‘ground work’ is being done to set up an object or performance as a commodity.
What can be seen is that there can be different motivations for commodification. In one case it
was a series of private developers trying to generate wealth from a moderately risky investment
strategy (Murrays Beach), while in another case (Sanctuary) there seemed to be a genuine
desire to progress a settlement strategy for Newcastle. The pre-production phase cycle therefore
involves changing people’s perceptions of particular objects and performances. In the case of
MPEs this production is a labour process of site re-interpretation through mechanisms or
qualification, commensuration and legitimation. It also involves transforming financial capital
into new meanings and perspectives that change the society-nature-materiality dynamic so that
it is more conducive to the creation of a commodity.
Having established that the conditions can exist for an object or performance to be treated as a
commodity, the actual production of the commodity still has to occur. In relation to the Murrays
Beach and Sanctuary MPE case studies there were two aspects of production, reflected as the
discursive production phase cycle and the material production phase cycle. The discursive
production phase cycle is concerned with aligning social expectations with the circuit of
industrial capital by locking-in a particular conceived space (ie the development consent and
approved plans for the MPE). The key discursive devices include particular language that
establishes new knowledges about space so the relevant decision makers regard the
development as a logical progression. This involves the interests of the circuit of industrial
capital seemingly engaged with the circuit of social reproduction. This can occur to the extent
that the developer is seen as acting from a position of social responsibility or an authority is
bringing a new way of thinking into land development and meeting the housing needs of the
population.
The material production phase cycle involves combining the land, master plan and
development consent with other inputs of financial capital, raw materials and manufactured
means of production to effect the transformation of land into a MPE. However unlike other
commodities, the MPE does not fully emerge, but rather there is an emerging and
transformation space as roads and other critical infrastructure are constructed, and important
elements of the natural environment (eg trees, landscape features) are incorporated. The
material production process nevertheless involves labour processes that are not directly
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involved in production, but ensure that the commodity has a real existence. In the case of land
development this involves site supervision, certification of works, ensuring compliance with
relevant development standards, and especially in the case of Murrays Beach compliance with
highly stringent site specific development consent conditions. In other words there are socially
derived process that need to be verified to ensure the commodity actually exists. These
processes are even more relevant for other new commodities such as ecosystem services where
the material production phase is likely to be a data set showing altered trends in response to an
intervention resulting from a payment to achieve that particular trend.
The consumption phase cycle represents those processes that facilitate the purchase and use of
the individual house lots by consumer-residents, and the use of the MPE’s physical and social
infrastructure.  The developer needs to ensure the commodity status holds together long enough
to ensure land sales are maximised. Unlike many other commodities, there are many ways a
MPE can be consumed, however the developer wants the MPE to be consumed (or used) in
ways that maximise the commodity status. This is particularly the case in the early stages of
the MPE when the developer is highly committed to the vision set out in the master plan by
strictly enforcing the building design codes and supporting community activities and events
(eg Bushcare and welcome breakfasts). The consumer-residents themselves become part of the
commodity and are generally supportive of the ‘community compact’ to protect the lifestyle
they purchased and their investment. The consumer-residents are also required to play their
part in the continuing commodity status of the estate by performing the consumption of the
estate in the right way by building their house in accordance with the building design codes,
complying with the by-laws and participating in activities and events. However in the
consumption phase cycle the commodity status is in tension with non-commodity perspectives
as the everyday interactions that create the lived space of the MPE represent more to the
residents than a stored source of wealth. Furthermore the consumer-residents are also torn
between some desire for individuality and the need to conform to the building design codes.
The fluid nature of the commodity also becomes subject to the contradictions of capitalism
where the very master plan and visions that sought to create the MPE commodity are
undermined by developer’s need to maintain a product that is responsive to housing market
conditions.
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The literature review identified that although the commodity circuit concept has been used to
give focus to the socio-natural-economic-capitalist relations that give objects and performances
commodity status, there are no theoretical models of a commodity circuit. This research
contributes by taking existing models of the circuits of industrial capital and the circuits of
social reproduction further by developing a basic commodity circuit model, which is then
developed into the advanced commodity circuit model.
The academic literature has given broad coverage to many aspects of MPEs. This has generally
focussed on the different types of MPEs (albeit with a greater focus on the private
communities), drivers, privatism and privatisation, social distinction, issues with private
governance, contested community, lived experiences not correlating to the promises of the
developer and the creation of new socio-natures. Some of the more recent academic work (eg
Shaw and Menday, 2013; Bosman, 2014) has considered how MPEs are underpinned by
capitalist relations,  driven by likely patterns and preferences of resident consumption. This
thesis has contributed to the academic study of MPEs by giving particular focus to
commodification and commodity status  by developing conceptual models that enable a more
systematic approach to understanding the underlying processes of these new urban
developments. In particular it has shown how socially derived blockages to development, such
as preferences for conservation, require the  realignment of the society-nature-materiality
dynamic in such a way that the blockage is removed and flows capital can achieve a spatial fix.
It has provided explanations for contested nature of consumption – where the resident’s
approach to estate consumption does not align with the developer’s expectation. It has also
shown how regardless of the existence of the master plan, the developer’s commitment to the
estate is governed by the best means of continuing to capture value. Ultimately the residents
themselves are responsible for maintaining commodity status as the developer increasingly
distances themselves from the development.
8.5 Recommendations for Future Research
This research started with the basic commodity circuit model.  After applying it to real world
examples of MPEs the advanced commodity circuit was developed. The advanced model was
considered to better explain the process of commodification and commodity status in relation
to Murrays Beach and Sanctuary.
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The development of a model for explaining commodification and commodity status in the real
world is interesting, but there needs to be an underlying analytical agenda. In this thesis I have
used the advanced commodity circuit model to show how space and life are transformed
because the primary objective of the developer is to ensure the MPE can continue to be sold.
From the case studies this objective can be a source of tension between consumer-residents and
the developer, and consumer-residents and other consumer-residents (especially the original
residents and the later arrivals). This focus explains why some of the previous research into
MPEs has found that the ideal of residents has subsided and the realities of the lived space
found to be not so perfect. It would be useful to use the advanced commodity circuit model to
focus on the other tensions between continuing to treat the MPE as a commodity and as a space
for living.
More broadly the advanced commodity circuit model may help inform debates over questions
of housing as a human need and housing as a source of wealth. As we have seen through the
case studies, the two are not necessarily complementary. There may also be other applications
that give focus to the relationships between the circuit of industrial capital and the circuit of
social reproduction over the long term in the MPE. It would also be interesting to consider how
power relationships are developed and maintained. Finally, it would be interesting to apply the
advanced model to a range of other contested commodities such as wildlife for conservation,
ecosystem services and the endowment of certain established commodities with additional
fictive elements to create new meanings (eg naturally embedded food products). Such an
application has the potential to provide insights into understanding whether the treatment of
other things as commodities is a more appropriate way of organising social preferences for the
protection of non-monetary values such as wildlife conservation and ecosystem services.
Finally the advanced commodity circuit model provides a theoretical basis for exploring
contested commodities. Through my focus on MPEs as a commodity it becomes evident that
there are many complexities as a result of the tensions between the circuit of social reproduction
and the circuit of industrial capital in the conversion of meaning to monetary value. While it
is conceivable that there will be variations for other types of commodities, it would be
theoretically useful to refine the model to account for these contested commodities, while
ensuring the distinctive qualities of different commodities can still be recognised.
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This thesis has advanced knowledge about commodities and MPEs by investigating the process
of commodification and commodity status under contemporary political economic conditions.
It has also identified future research potential beyond the scope of this thesis. In the
Introduction, it was stated that “commodities and commodification need to be understood in
the context of the evolutionary process of an emerging market economy and capitalist
relations”. This story began over two hundred years ago. (Section 1.0). As this Conclusion has
highlighted, through the investigation of new forms of commodities, the ongoing stories can
be revealed. Understanding those stories and their implications will require the theoretical
insights and research skills of geographers who are interested in both understanding and
changing the world.
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Appendix 1 Organisation Participation
1. Letter to Organisations
12 April 2012
Dear XXXXXXX
I am a PhD student at the University of Sydney, supervised by Associate Professor Phil
McManus of the School of Geosciences. I am conducting research into the processes and
relationships that are involved in the production and consumption of “successful” new urban
developments in non-metropolitan areas.
Approaches to creating appropriate residential urban areas can be highly contested and often
contradictory in urban policy, urban planning and practice. Master planned residential
developments are an increasingly popular means of providing new urban residential
development. This study explores the relationships and processes that are involved in the
development of three master planned estates in the Lower Hunter region, namely Pacific
Dunes (Port Stephens), Sanctuary (Newcastle) and Murrays Beach (Lake Macquarie).
I am writing to you in your capacity as Councillor/community representative to participate in
an interview for this research. It is envisaged that the interview would last approximately 1
hour and would discuss your specific knowledge of the XXXXXXXX development and/or
insights into broader aspects of master planned estates in the Port Stephens Local
Government Area.
Included is a Participant Information Sheet and Consent Form, however if you would like any
further information regarding this project and would be a willing participant in an interview
please don’t hesitate to contact me on Tel. 0427 921 612 or psmi1881@sydney.edu.au..
Thank you in anticipation of your support.
Yours sincerely,
Paul Smith
PhD Candidate
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2. Participant Information Statement
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3. Participant Consent Form
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Appendix 2: Targeted Interviews
Planning, Design and Construction
 The nature of involvement in the case study area
 Conditions that necessitated the development
 Negotiation, access and consent
 Obtaining finance and providing finance
 How/What issues were identified in the pre-planning and planning stages?
 Reasons for site selection and involvement in the project
 What were the objectives or expected outcomes of the  development
 Who was involved and experiences in dealing with others (including community concerns,
dealing with government, dealing with developers)
 Fears, challenges and concerns (How were these overcome?)
 Learning from past experiences and approaches
 Designing the environment – selecting the theme, presentation of plans and schematics, getting
the buildings and spatial arrangements right, landscaping, issues related to project
management, development of design elements).
 Building the environment - obtaining materials, working with materials, how have existing site
features been used? Why have particular material been selected? Who decided that these
materials are appropriate?
Promotion, Marketing, Consumption and Exchange
 Perspectives on existing suburbs
 Key selling points of the estate
 How is the estate promoted?
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 What are the people who buy into the estate looking for? What do they find attractive?
 Governance arrangements
 Building community
 Views of sustainability of the estate
 Failings of the site
 Measures taken to protect investments
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Appendix 3: Resident Participation
1. Letter to Residents
285
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2. Participant Information Statement
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3. Post-Occupancy Evaluation Questionnaire
Dear Resident
If you would like to assist in my research but are having difficulty with the form I
will be happy to help so please don’t hesitate to call me.
Instructions for completing the questionnaire.
 Note that this questionnaire is not compulsory and none of the questions are
compulsory.
 If you do not see an answer that suites your situation or thoughts, or there is
insufficient space, please feel free to attach extra comments.
 The questionnaire covers three main themes: Moving to Sanctuary/Pacific
Dunes/ Murrays Beach; Living in Sanctuary/Pacific Dunes/ Murrays Beach and
general information.
 When complete please return in the pre-paid envelope included.
Thank you for your participation and the time you give to considering your responses
Moving to Sanctuary/Pacific Dunes/ Murrays Beach
1. What was the suburb/town/city that you lived in prior to moving to
Sanctuary/Pacific Dunes/ Murrays Beach?
…………………………………………………………………………………
2. People move into new communities for a range of reasons. If you had a say in
the decision to move to Sanctuary/Pacific Dunes/ Murrays Beach, could you tell
us why you moved? Indicate how important each of the reasons were listed
below, by ticking an answer in one of the columns provided.
I came to Sanctuary/Pacific Dunes/
Murrays Beach…
Unimportan
t
Somewhat
Important
Importa
nt
Very
Important
To be close to employment
289
To be closer to family and friends
Because Sanctuary/Pacific Dunes/
Murrays Beach is a better area
For the quality of housing
Because of the affordability of house
and land/ rent
Because it is a good place to retire
For its environmentally-friendly
(natural) setting
Because of its sense of community
Because of Landcom’s / Citta Group /
Stockland’s reputation
For its access to facilities, services and
amenities
Because I thought buying in
Sanctuary/Pacific Dunes/ Murrays
Beach would be a good investment
Because I was dissatisfied with where I
was living previously
Any other reason (please specify)
________________
_______
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3. How did you find out about Sanctuary/Pacific Dunes/ Murrays Beach in deciding to
move here? (Please tick as many that apply)
Relatives, friends and neighbours □ 1
Community or local newspaper □ 2
Major newspaper □ 3
Radio □ 4
Television □ 5
Real Estate Agent □ 6
Business or work □ 7
Delfin Lend Lease □ 8
Internet □ 9
Other (please specify) ________________□ 10
Living in Sanctuary/Pacific Dunes/ Murrays Beach
4. How long have you lived at Murrays Beach/Sanctuary/Pacific Dunes?
…………………………………………………………………………………….
5. Now that you are living in Sanctuary/Pacific Dunes/ Murrays Beach, we would
like to know the things you value about living in this community. Here are
some statements about Sanctuary/Pacific Dunes/ Murrays Beach. Please
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indicate how much you agree with each of the statements listed below, by
ticking an answer in one of the columns provided.
In Sanctuary/Pacific Dunes/
Murrays Beach,…
Strongly
Disagree
Disagree Agree Strongly
Agree
Don’t
Know /
No
Opinion
There is good access to health
facilities and services
Family and friends are nearby
I am close to work/study
There is good access to public
transport
There is a strong community
spirit
There is good access to leisure
and recreation facilities
There is an environmentally-
friendly setting (lakes, parks,
etc.)
There are sufficient activities
for teenagers
It is quiet and peaceful in our
neighbourhood
Life is good for retirees
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There is good access to
Council services and
amenities
People/neighbours are
friendly
There is good access to
shopping facilities
All different types of people
are tolerated
I feel safe and secure
Please add comments on any of the above if you wish.
…………………………………………………………………………………………………
…………………………………………………………………………………………………
…………………………………………………………………………………………………
………………………………………………………………………………………
6. How would you rate the design features of the estate? (Tick the box)
Very
Good
Good Neutral Poor Very
Poor
Don’t
Know
Walking trails
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Landscaping (of
common areas)
Recreational
Facilities
Community
Centre/Buildings
Café/Restaurant/Bar
Parks and
Playgrounds
Road network
Other (please
specify)
Please add comments on any of the above if you wish.
…………………………………………………………………………………………………
…………………………………………………………………………………………………
…………………………………………………………………………………………………
………………………………………………………………………………………
What are the main facilities within the estate that you use?
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
………………………………………………………………………………………
7. How would you rate the performance of Murrays Beach/Sanctuary/Pacific Dunes on
the following:
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Very
Good
Good Poor Very
Poor
Too
soon
to tell
Security
Responsiveness to enquiries
Quality of maintenance
Professionalism in running
meetings or community
involvement in decision making
You are made to feel included
You are encouraged to actively
participate
You are informed about new
developments
9. As you read each Statement about Stockland/ RCL Group/ Landcom, please indicate
how much you agree by ticking an answer in one of the columns provided.
Strongly
Disagree
Disagree Agree Strongly
Agree
Don’t
Know / No
Opinion
The assistance provided by
Stockland/ RCL Group/
Landcom has been helpful to
my life in Murrays
Beach/Sanctuary/Pacific
Dunes.
Stockland/ RCL Group/
Landcom influence my
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everyday activity in Murrays
Beach/Sanctuary/Pacific
Dunes.
Stockland/ RCL Group/
Landcom make most of the
decisions about community life
in Murrays
Beach/Sanctuary/Pacific
Dunes.
The events organised by
Stockland/ RCL Group/
Landcom (eg children’s
concerts, movie nights,
welcoming breakfasts etc.) are
important in my life in
Murrays
Beach/Sanctuary/Pacific
Dunes.
Overall Stockland/ RCL
Group/ Landcom do a great job
to encourage community
development in Murrays
Beach/Sanctuary/Pacific
Dunes.
10. How would you rate the performance of the Design Review Panel in ensuring the
theme of the estate is retained?
Strongly
Disagree
Disagree Agree Strongly
Agree
Don’t
Know /
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No
Opinion
Not strict enough
Too many bad designs are getting
approved
The approved designs are
enhancing the estate
The design requirements are far
too strict
11. How important are the design guidelines in ensuring the success of the estate and the
community? Consider the following statements.
Strongly
Disagree
Disagree Agree Strongly
Agree
Don’t
Know /
No
Opinion
The design guidelines are good but
they are not being adhered to
Built form and design is not
important in community
development
The design elements/guidelines
help to protect my investment.
The design elements/guidelines
are important for ensuring greater
community cohesion
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I am not sure what the theme of the
estate is.
The approved designs are
changing the theme of the estate.
It is just good planning
You know what to expect
It is just a means for the developer
to control what people do
It would be good to allow
difference into the estate
I should be able to build what I like
on my land
12. I accept that the estate needs to continually change to keep up with the times in relation
to:
Strongly
Disagree
Disagree Agree Strongly
Agree
Don’t
Know /
No
Opinion
New built forms
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Increasing the dwelling
density/smaller lot sizes
Relaxing of environmental
objectives
Providing additional community
facilities
Providing within-estate shops
General
13. What was your age at your last birthday?
25-34 □
35-44 □
45-54 □
55-64 □
65-74 □
75-84 □
>85 □
14. What is your sex?
Male □ 1 Female □ 2
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15. In which country were you born?
Australia □ 1 (Move to Question 17)
New Zealand □ 2
United Kingdom □ 3
Vietnam □ 4
China □ 5
India □ 6
Pakistan □ 7
USA □ 8
Other (please specify) __________ □ 9
16. What year did you arrive in Australia?
□□□□
17. What is the highest qualification you have completed?
Did not complete school □ 1
Junior Certificate (up to Year 10) □ 2
Senior Certificate (up to Year 12) □ 3
Trade Certificate/ Apprenticeship □ 4
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Associate Diploma □ 5
Advanced Diploma □ 6
Bachelor Degree □ 7
Postgraduate Degree □ 8
18. What is your current employment status?
Full-time □ 1
Part-time □ 2
Casual □ 3
Unemployed □ 4
Not working □ 5
Retired □ 6
19. What is your current employment? (Please describe briefly)
___________________________________
20. How do you usually get to work/school? (Tick as many that apply)
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Don’t work/study □ 1
Work at home □ 2
Walk □ 3
Train □ 4
Car □ 5
Motorbike/scooter □ 6
Bicycle □ 7
Bus □ 8
Taxi □ 9
Other (please name) ______________ □ 10
21. What is the average total travel time spent travelling to and from work/school
each day?
Up to 15 minutes □ 1
Up to 30 minutes □ 2
Up to 45 minutes □ 3
Up to 1 hour □ 4
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Up to an hour and a half □ 5
Up to 2 hours □ 6
More than 2 hours □ 7
22. Are there any other comments that you would like to make about Sanctuary/Pacific
Dunes/ Murrays Beach
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
……………………………………………………………………………………………………………
…………………………………………….
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Appendix 4 Resident Interview Questions
 What were the main things that attracted you to the estate?
 What aspects of the sales/promotion interested you to buy here?
 How long have you lived here?
 In what way has it or has it not met these expectations?
Sense of Community
 Do you find there is a good sense of community?
 What has contributed to this community?
 In what way does the developer try to residents involved in the estate?
 What might have been done to build a sense of community?
Environmental Aspects
 Environmentally-friendly living sometimes also referred to as green living or eco-living. These
are funny words aren’t they, they mean different things to different people. What does it mean
to you?
 Are there things about the estate that make it easy for you to live in an environmentally friendly
way?
Design Guidelines
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 There seem to be some pretty strict design guidelines aren’t there. It is quiet noticeable in
driving around as gives an overall consistent appearance.
 Are the design guidelines important? Why or why not?
 Did you build the house or buy an existing house?
 What was your experience with building?
 What was your experience with buying?
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Appendix 5 Murrays Beach Time Line
Date Event State/National and International
Context
1980 World Conservation Strategy
1987 Zoning of the land was for major
resorts (ABC News, 20 Sept 2005)
1987 Our Common Future: World
Commission on Environment and
Development (WCED, 1987)
1988 Gordon Pacific “Pinney Beach” – plans
for tourist resort including a 230 room
ocean side hotel, two golf courses, a
marina and 2000 dwellings (Croxton,
S: Newcastle Herald, 17 February
2000)
1989 Lake Macquarie Local Environmental
Plan 1984 Amendment No. 16 and
Lake Macquarie Development Control
Plan No. 4 – Caves Beach/Cams Wharf
Integrated Resort Development makes
provision for:
 2,000 dwellings
 Two 18 hole golf courses
 Two hotels
 6,000m2 of retail and 3,000m2
of commercial floor space
 200 berth marina and
associated service area
 A botanical garden, equestrian
centre and schools
(Woodward-Clyde, 2000)
1990 James Mullins Developments
Four star motel, 4000 residential lots,
lakeside marina, golf course, business
Economic Recession 1990-1992 –
Generally caused by high levels of
spending during the late 1980s.
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park, playing fields and a retirement
village (Anon 2000).
1992 United Nations Conference on
Environment and Development
(Earth Summit).
1992 National Strategy for Ecological
Sustainable Development
(Australian Government, 1992)
1992 Inter-Governmental Agreement on
Environment (Council of Australian
Governments, 1992) – commitment
to Ecological Sustainable
Development.
1994 Coastal Urban Settlement Strategy
(Planning NSW 1994)
1994 Cities for the 21st Century –
Integrated Urban Management for
Sydney, Newcastle, the Central
Coast and Wollongong (Department
of Planning, 1995). Includes
concept of:
More compact cities
Ecological sustainability
1995 AMCORD (Commonwealth of
Australia, 1995) A National
Resource Document for Residential
Development
1995 NSW Threatened Species
Conservation Act 1995
1995 Coastal Policy (Commonwealth)
1997 NSW Coastal Policy
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This was an extension of the 1990
policy to include coastal estuaries,
lakes, lagoons, islands and rivers in
recognition of the connection
between these and the actual coastal
areas. It also included sections on
how local government should be
undertaking coastal planning in
relation to residential and other
development.
1997 Prudential Financial Holdings Ltd
purchases the North Wallarah
Peninsula site from the Westpac Bank
(mortgagee) for $8.5 Million
Went back to square one and sought to
change the zoning of the site.
(Project Team headed by Bob Vincent)
1997 Colonial Group acquired Prudential
Financial Holdings
(NWP development team remains the
same)
1997 Section 117 Direction (under EP&A
Act) was issued to ensure local
government take account of the
NSW Coastal Policy. Draft LEPs are
required to be consistent with the
policy and requires an LES to
accompany rezoning applications
(unless for minor rezoning).
1998 Shaping Our Cities: The Planning
Strategy for the Greater
Metropolitan Region of Sydney,
Newcastle, Wollongong and the
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Central Coast (Department of
Urban Affairs and Planning, 1998).
 ESD and economic
development discourses are
argued to be mutually
supportive.
In other words it might be possible
to integrate residential development
with native forest conservation.
1999 Lensworth Group Ltd (Lenworth
Group Ltd is part of the Fosters Group
Ltd) take control of the site (Newcastle
Herald, 27 October 1999). (NWP
development team remains the same)
1999 Local Environmental Study (LES) was
completed.
March 2000 North Wallarah Peninsula Project
Conservation and Land Use
Management Plan (CLUMP)
July 2000 Lake Macquarie Local Environmental
Plan 2000 – North Wallarah Peninsula
2001 (July) Land for Wallarah National Park was
transferred to NSW Government
(National Parks and Wildlife Service,
2003).
2001 (Nov) UDIA Concept Design Award (was
awarded to Lensworth Wallarah
Peninsula Pty Ltd)
2003 National Natural Resources
Ministerial Council: Framework for
a National Cooperative Approach to
Integrated Coastal Zone
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Management. The identifies five
main issues:
 Land and Marine based
sources of pollution
 Managing climate change
 Introduced pest plants and
animals
 Allocation of coastal
resources
 Capacity building
2003 (Feb 3) North Wallarah Peninsula Master Plan
(Lensworth Wallarah Peninsula Pty
Ltd) and associated Management Plans
where developed.
2003 (24-25 Nov) North Wallarah Peninsula Master Plan
was given approval by Lake Macquarie
City Council (Newcastle Herald, 25
November 2003).
19 July 2004 Fosters Group Ltd announces plans
its divestment in non-core assets in
its residential property division,
Lensworth Ltd. This was the result
of successful resolution of Emanuel
Group litigation.
December 2004 Stockland took carriage of the
development.
Fosters Group Sells Lensworth Ltd
to Stockland for $846 million.
2004 Lake Macquarie Local Environment
Plan 2004
2005 DA 3309/2004 for Subdivision of land
for Stages 1-7 Approved: 14 February
2005.
2005 Community Environment Network –
Fee proposal to undertaken wild plan
rescue at Wallarah Peninsula Lakes
Sector.
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2005 DA 87/2005 – Stages 8-12 in Lakes
Sector –Subdivision
Access Roads
Provision of services
Assessment Report completed by URS
Australia Pty Ltd (30 August 2005)
2005 Council rejects the proposed name
“Wallarah Peninsula” (ABC News, 2
August 2005). The decision was to split
the name of the estate so that the part
on the lakeside would be called
Murrays Beach and the part on the
ocean side would be Pinney Beach.
2006 Lower Hunter Regional Strategy
(NSW Department of Planning,
2006).
This identifies further release areas
at Catherine Hill Bay and
Gwandalan. Note the Catherine Hill
Bay sites have also been
controversial.
2006 UDIA - Best Residential Lifestyle
Award 2006
2006 UDIA Award for Sustainability
2006 HIA Greensmart Design Concept
2007 Global Financial Crisis started
approx. mid-2007. The GFC is said
to have started in the US as a result
of a deregulated financial system
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that allowed for sub-prime lending
and then property investment.
2007 UDIA Best Residential Lifestyle
Award 2007
2007 UDIA Award for Marketing
2008 HIA Residential Lifestyle
Development of the year
2008 (August) Design Essentials (Stockland)
2008 UDIA NSW Regions and ACT Award
2009?? Lakeview Release (13 new lots)
2009?? Stringybark Release 1 (14 new lots)
2009 Lower Hunter Regional
Conservation Plan (Department of
Environment & Climate Change,
2005)
2010 Murrays Beach Community Pool
Completed
2010 Lakeforest Release 2
2010 Stringybark Release 2
2010 (October) From the Ground Up (Brand New
Media) television series was filmed a
Murrays Beach
1 November 2011 My Interview with Greg Field –
Subdivision Engineer Lake Macquarie
City Council
2011 The Redgum Release – 35 new lots
313
Also adjacent to nature corridors.
2011 The Lake Point Release – 19 new lots
Also habitat reserve, foreshore reserve.
2012 (12 Feb) New Home Builders Expo
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Appendix 6 Sanctuary Time Line
Date Event State/National and International
Context
1989 Site identified in the Marylands – Blue
Gum Hills Release Area (identified in
the Hunter Regional Environmental
Plan 1989)
1993 Planning Study and Master Plan
(Devine Erby Mazlin) – to support the
rezoning of the land.
Up until 1995 The site was bushland, semi rural.
1995 Integrated Local Area Plan –
Established the Maryland-Minmi
Corridor Structure Plan
1997 DA97/0555 – Subdivision of Land
(which was to be the Sanctuary Living
estate)
Release of Blue-Gum Hills –
Killingworth Corridor Strategy
(NSW Department of Urban
Affairs and Planning, 1997)
1997 Lower Hunter Settlement Strategy
(Andrews Neil, 1997)
1998 Original Development Consent
2002 Hunter Estuary Wetland (which
includes Hexham Wetlands) was
listed as Ramsar site.
2004 Community Survey Plan
2006 Community Plan (Blue Gum Hills
Planning District)
2009
(November)
Sales Plan – Release 5a (the
Promenade)
2010 (April) Sales Plan – Release 5b (The Hub)
2010 (Sept) Sanctuary Living – Sales Broachure
“This is your natural habitus”
2010 (Oct) Sales Plan – The Hub – Release 2
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Appendix 7 Discourse Analysis – Key
Documents: Murrays Beach
1. North Wallarah Peninsula: Philosophies and Principles
Language:  Key Words and Metaphors
Section of Document Words/Terms/ Phrases Interpretation
Background Integrating State and Local
Government Policies
The developer is trying to establish
that they are “onboard” with the
relevant government policies.
They are not antagonistic but
willing to work with.
Whole of Government Approach This reflects how there was
collaboration between LMCC and
the NSW Dept of Planning through
a “Steering Group”.
Community consultation This is a reason why this tie the
developer should be trusted – they
plan to consult with the
community. In this case the
practice was to establish a
community consultation
committee. There was a desire to
get the existing community “on-
side”.
Effective management There is the idea that nature
without human involvement is a
problem. The absent-presence of
degradation and problems – weeds,
feral animal, undesirable human
uses. In this sense effective
management is taken to mean the
presence of humans within an
environment.
Cornerstones The establishment of parameters to
guide the development.
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Planning for a settlement which
provides a shared benefit for the
diverse range of users of the site.
Introduces the concept of planning
as a means of delivering the
desired outcomes.  It seems to
reflect ideas of inclusion, rather
than exclusion.
2. Conservation and Land Use Management Plan (CLUMP)
Text Descriptive and Category Codes
Introduction Section
This Conservation and Land Use Management Plan (CLUMP)
has been prepared by LMCC (LMCC) in accordance with
Council Resolution of the 24 November 1997.
Establishment of ownership of the idea.
Preparation of the CLUMP has involved extensive consultation
with the community, Department of Urban Affairs and
Planning (DUAP), National Parks and Wildlife
Service (NPWS), other relevant organisations and the owner of
the site, which is Lensworth Wallarah Peninsula Pty Ltd
(former owner was Projects NSW).
The community has been consulted
Key stakeholders have been involved
The primary role of the CLUMP is to assist Council, the
community and the site owner in the conservation and sensitive
development of the NWP Project Site (Ref. Fig. 1).
Facilitating conservation and development
The document is applicable for everyone
The CLUMP builds on and supports the North Wallarah Local
Environmental Study (LES) completed in 1999 and Local
Environmental Plan (LEP). It sets up a flexible framework that
reflects a vision for the planning and implementation of the
highest quality of community development that respects the
special values of the site identified in the LES.
Building on previous work
The objectives underlying this vision aim to: Objectives that form the basis of the vision
 Provide development that integrates the natural and
developed landscape while ensuring the conservation
Multi-outcomes development
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of identified ecological, Aboriginal heritage, scenic
and cultural values on the site.
 Create attractive and safe neighbourhoods
to meet the housing needs of people and
achieve a sustainable environment for
current and future generations.
Liveability and Sustainability
 Produce development outcomes that
reflect the shared responsibility of intergenerational
equity by providing for
economic opportunity, employment and
public access to areas of natural amenity.
Providing economic opportunity
 Achieve a scale and character of
development that reinforces the sense of
community.
Sense of community
 Promote the concept of humans as an integral
component of the environment with a responsibility
for wise and sustainable land use management.
Humans as part of the environment
Environmental Management Principles Section Descriptive and Category Codes
LMCC is committed to the application Ecologically
Sustainable Development (ESD) principles to the full range of
activities for which it is responsible. The basic elements of
sustainability that have been adopted include:
Commitment to ESD
Biodiversity and Ecological Integrity as fundamental
components of sustainability. Without maintenance of
ecological integrity, which is the good functioning of material
processes upon which all life depends, it is not possible to
ensure long-term social, economic and environmental benefits
for current and future generations.
Ecological integrity
Economic Vitality acknowledges the need to build a healthy
economy that creates meaningful jobs, reduces poverty, and
provides the opportunity for a high quality of life both now and
into the future.
Economic development
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Social Equity embraces to the principal that all people should
have the opportunity to achieve economic, environmental and
social well being.
Social inclusivity
It should be acknowledged that sustainability is a guiding
concept rather than an end state in itself. In addition to applying
ESD Principles to the development process it is also essential
that they be applied to the protection, restoration and
management of the ‘Ecological Values’ throughout the site. In
particular the conservation of biodiversity and maintenance
of ecological integrity should be major objectives for future use
and management of the site. Careful planning and management
will be required to successfully achieve theseobjectives.
The ongoing protection and management of Aboriginal
heritage values identified on the site has also been included as
one of the primary Environmental Management Principals
guiding the planning and Development of the site.
The appropriate role of sustainability
Site Suitability Assessment Section Descriptive and Category Codes
The NWP Project site presents a unique combination of
physical, ecological and cultural values. Protection of these
values requires special land use planning and management
considerations.
Establishing that the NWP is different
The LES (1999) for the site has therefore included a land use
suitability assessment based on visual, geophysical and
ecological criteria. The suitability analysis provides the
framework within which the competing requirements for
conservation and other land uses can be evaluated for defined
development types.
Criteria for establishing difference
Biodiversity Conservation Strategy Section
The high ecological values associated with the site have been
confirmed through a series of fauna and flora surveys carried
out over a number of years. While extensive disturbance has
occurred on various parts of the site over many decades, the
ecological values have recovered to a significant extent within
large portions of the site.
Ecological values confirmed by studies
Disturbance and recovery
A major outcome of the review of the draft LES by LMCC,
DUAP and NPWS has been the identification of a
Creating zones for conservation
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Conservation Strategy Plan (Fig. 3) that is integrated with
development, land use and management throughout the site.
Approximately 250 ha of the site that would be zoned for
conservation. This would include a proposed Conservation
Reserve covering approximately 200 ha. The proposed Reserve
incorporates a large area to the east of the Pacific Highway
together with a smaller area to the west of the Highway. The
aim of the proposed Reserve is to retain representative samples
of all vegetation associations occurring on the site together
with their wildlife habitat values. By conserving a substantial
area of Smooth-barked Apple vegetation along with areas of
Spotted Gum- Ironbark Forest this objective will be achieved.
The conserved areas will include a significant proportion of
vegetation that contains the food resources for fauna and a
diverse array of canopy flowering trees that represent their
seasonal food resource requirements.
The Conservation Strategy was prepared in a two-phase
process based on the results of the Suitability Assessment as
well as input from NPWS and expert advice from Ecological
Surveys and Management (ES&M). Phase 1 used the
Conservation Risk Codes for the vegetation associations
occurring on the site that had been previously prepared by
ES&M. These Codes took account of the extent to which the
various vegetation associations are conserved within reserves
throughout the Region.
Extent of vegetation associations in Region
Phase 2 of the Suitability Assessment of Ecological Criteria
was carried out after adjusting the Conservation Risk Codes to
take account of the areas of each vegetation association and
habitat that would be conserved within the proposed
Conservation Reserve. The Suitability Matrix was then
amended in accordance with the new Conservation Risk Codes.
The amended Suitability Maps reflect the significant
contribution that the proposed Conservation Reserve will make
to the conservation resources of the region.
Identification of conservation areas and
development areas (How did LMCC do it?)
3. North Wallarah Peninsula Master Plan
Text Descriptive and Category Codes
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Vision
“The Wallarah Peninsula will be a community where the
lifestyle of the people and the health of the environment share
sustainable outcomes.”
Lifestyle and environment
This vision recognises that the natural environment and human
enjoyment are intimately linked. It reinforces that the health of
one contributes to the success of the other.
Lifestyle and environment
The Wallarah Peninsula project is committed to sustainable
development outcomes. This means development that does not
adversely impact natural resources, but rather uses them in
ways that benefit the community now and into the future. The
Wallarah Peninsula will demonstrate that the integration of a
healthy environment with a vibrant community can support a
sustainable future.
Use of natural resources
Practices: Historical development practices
involve land clearing and habitat destruction
Text Descriptive and Category Codes
Introduction
The Wallarah Peninsula is part of the southern coastal fringe
of Lake Macquarie. It is an area of high environmental quality
and finite natural assets. These assets require protection and
sustainable management for the benefit of future generations.
Lake Macquarie is a sub region of the Hunter Coast. The
region is continuing to experience strong urban growth.
Conservationist developer
The Coastal Urban Settlement Strategy (Planning NSW 1994)
identified the increasing pressure for land in Lake Macquarie,
the Hunter and other regions. The Settlement Strategy utilized
detailed regional analysis of planning and environmental
issues to identify where urban growth should occur and a range
of actions required addressing the potential impacts arising
from that growth.
Socially responsible developer
321
Migration from Sydney accounts for almost half of the new
people moving to the Lake Macquarie area each year and
lifestyle is given as the most important reason (Hunter
Regional Growth Strategy). The strongest demand for land in
the region is along the coastal areas and this trend is expected
to continue.
Population and Demographics
Preparing for the future
(Context is provided to justify why the NWP
development should proceed).
Text Descriptive and Category Codes
Section 9
The Wallarah Peninsula community is envisaged to be a
community of choices - choices of lifestyle, choices of housing,
and choices of natural setting. But most importantly, it is a
community that recognises that new development must
reconcile the choice between the competing demands of
protecting the natural assets of the area and the demands for
opportunities to live in these areas along with public access
and use of those assets. This concept is encapsulated in the
vision for the project that is aimed at bringing together lifestyle
choices and environmental health in a sustainable outcome
Community of choices
Other than the Wallarah National Park, there are four other
areas within the LEP boundary that will require special
management documentation because of their current or
eventual public ownership. These areas have been zoned for
public ownership because of the need to ensure their ecological
protection or to ensure public access.
Special management
The Master plan submission recognises that these areas will
require a collaborative approach to planning that involves all
stakeholders. To assist in this process, implementation
strategies and Proposed Public Open Space Concept Plans for
their management have been prepared and are presented in
detail in the Open Space and Public Access Management Plan.
Assigning responsibilities
In summary the four special areas of public land that require
their own management outcomes are:
• 6(a) and 6(c) Lake Foreshore;
• Habitat Corridor;
• Mawsons Lookout; and
Spaces of protection
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• Coastal Lands 7(c).
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Appendix 8 North Wallarah Peninsula
Management Plans
Plan Date Consulting Firm Key Purpose of Plan
Built Form Management
Plan
2003 Architectus “Provides guidance for the siting and design
of buildings and other structures and
landscape treatment in order to ensure the
sensitivities and scenic qualities of the site are
properly considered”.
Ecological Site
Management Plan
2003 Manidis Roberts “The purpose of the ESMP is to assist the
Masterplan, as systematically represented by
the Development Land Use Plan in achieving
the ecological outcomes required by the
various planning instruments which guide the
developed of the site” (p i)
Social Equity
Management Plan
2003 Environmetrics “Social equity means all the residents of the
area will have fair access to resources such as
council services, jobs, playing fields, views,
the lake, coast and bushland” (p i) .
Construction
Management Strategy
2003a Sinclair Knight
Merz
The purpose of the CMS is to ensure close
interaction between each of the other
disciplines represented in the other
management plans.
Bushfire Management
Plan
2003 Conacher Travers The purpose of the BFMP is to protect lives
and property, and protect the ecology (plants
and animals) and environmental elements
(soil, water and air) of the landscape
Open Space and Public
Access Management
Plan
2003 EDAW The purpose of the OSPAMP is to provide
strategies to ensure that open space and public
access is delivered and integrated into the
future development of the site.
Visual Integration
Management Plan
2003 EDAW The purpose of the VIMP is to ensure that
future development is visually integrated into
the landscape of the site, whilst responding to
legislative requirements and to the outcomes
from each of the other management plans.
Physical Infrastructure
Management Plan
2003b Sinclair Knight
Merz
The purpose of this management plan is to
ensure the effective coordination of the
physical infrastructure of the NWP.
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Interim Management
Guidelines
2003 NSW National
Parks and Wildlife
Service
The primary objectives for management of
Wallarah NP are to conserve significant
cultural features, biodiversity (plants, animals
and their habitats) and scenic landscape
elements, and to provide public access for
enjoyment and education.  This plan considers
public access, visitor facilities, integration
with surrounding land uses, educational
opportunities, wildlife conservation,
preservation of the park’s special features,
preservation of Aboriginal heritage, bushfire
management, pest and weed management and
community programmes.
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Appendix 9 Summary of Interviews with
Murrays Beach Residents
The interview participant were:
 Greg - Mining Surveyor who works at a nearby coal mine. He previously owned a house
at the Central Coast.
 Susan – has lived at Murrays Beach for 15 months. Her family were growing out of
their other house and it was just time to move. She has extended family who live in
another part of Lake Macquarie. Her husband is an engineer who works on the Central
Coast. In this regard Murrays Beach was a central location with respect to her lifestyle.
 Christine – Has lived at Murrays Beach for 5 years (in 2008) with her family, so she
was one of the first residents. Before moving to Murrays Beach she was newly arrived
from overseas and living in a fairly unsociable part of Newcastle. She spoke a lot about
how she was one of the first residents who came and paid a premium to live this ideal
eco-themed estate. She now feels that the original theme and ideal is lost and now it is
just another ordinary estate. Christine explained that it take over an hour to travel to
work each way (in Newcastle), but once they are at home (at Murrays Beach) they don’t
need to go anywhere.
Descriptive
Theme
Greg Susan Christine
Attractive
Aspects or
Features
Location
Proximity
Good Price
Close to the Ocean
Close to family
Drove past and liked
the look of it.
Attractive physical
environment
The master plan
Bad experience in
previous suburb
Potential for outdoor living
Sales/Marketing
Aspects
Partner worked for
Stockland
Made the decision
myself
Stockland cruise on
lake.
Seeing the Lake,
playground and other
facilities
Stockland were very good.
Cruise on the Lake.
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Meeting
expectations
Exceeded
expectations
The dog loves it
I like the pool
Nice and quiet
Use of the Lake for
sailing
Lifestyle
Not having to travel.
Has a real holiday place
feel to it.
Walking paths and parks
are good. Brought of sail
boat
Stockland has pull back
The strict controls are less
strict.
Empathy for Stockland –
under financial pressure to
sell lots.
The original people are
“cheesed off”.
Community
Formation
Don’t want to be part of
community title – but
we are.
Don’t want to be
involved in residents
group.
They have planned
events but I don’t go.
Know everyone in the
street – sometimes we
have barbeques.
Resident who was
cleaning out the drains.
Participant in some
community events eg
Easter egg hunt and
Christmas event.
Stockland encourage
community participant –
when we first got the
land they sent us
information about
events.
Understanding of
community – people who
talk to each other.
Was on the resident’s
committee and organised
social events
People have to be willing
to make it happen.
Before GFC Stockland
used to fund events that
bought the community
together.
Environmental-
Living
Seeing native animals
Native plants are great
to see
Like being so close to
the ocean
Appearance wise it all
looks environmentally-
friendly.
Unique experience
living here.
Awareness of wildlife
The day-to-day living
no different to
anywhere else.
Provided some views
about this concept:
Living in a way that has
little negative impact as
possible.
It is the way you live in
your house.
Try to shop at farmers
markets – less food miles
Recycling/
composting/water tanks
Use of native plants.
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Comments about her own
current actions:
We have a water tank to
minimise the use of town
water.
Can’t have solar panels
because of the trees – but
plan to look more into it.
We built within our building
envelope - Now they go in
with bulldozers – more
trees are getting removed.
Design
Guidelines
No one follows these
anyway.
Other people have
varied the design
criteria
I am not happy with
what has happened
next door.
Everyone’s choice it
different
Provided some
challenges.
Some requirements were
not necessary
There was some logic in
relaxing some of the
design requirements
The people who followed
the design guidelines have
more trouble selling for the
right price.
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Appendix 10 Analysis of Development Master
Plan
Text Description Emerging themes
Land Use efficiency
“the scheme maximises potential
development areas and densities
within environmental and market
constraints”
Development will not use too
much land
Fears of urban sprawl
Aspirations of a new
approach
Respecting the emerging
ESD discourse.
Accessibility, connectivity
“provision is made for public
transport, bicycles and pedestrians
with connections within the Estate
and to adjoining residential areas and
human services”
Fuel efficiency
Human health and well-being
reduced reliance on
private vehicles
Orientation with regard to solar
access and local climate factors
“the masterplan and lot layout
address these issues within
topographic and environmental
constraints. Orientation of individual
buildings will rely on private
developers and future homeowners,
and is an issue which should be
addressed as part of the marketing of
the land.”
Energy efficiency Some aspects are
considered outside the
control of the developer.
Liveability and quality of the built
environment
“the masterplan and landscape
approach is strongly influenced by the
inherent natural beauty of the site.
Reinforcing the site’s natural beauty
was a primary objective flowing from
the community consultation phase
and design workshop.”
Urban development as an
nature enhancement process
Establishes logic that the
development can
enhance natural beauty.
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Efficient and timely provision of
facilities for delivery of human
services
“Community facilities are strategically
located to maximise access and joint
use. Privately owned community
facilities are accommodated in the
masterplan.”
Urban development need to
be supported by community
facilities
It establishes a new
understanding of private
and community – ie there
are privately owned
community facilities.
Habitat protection and vegetation
management
“Retention of existing vegetated
gullies and protection of adjoining
wetlands is a major objective in the
masterplan and landscape concept”
Urban development as
protection and management
Minimal destruction of native
vegetation, habitat – vague
links to ecological function
Idea that certain aspects
of the environment need
protection. Human
intervention is necessary
through development in
order to protect.
ES
Water cycle management
“Management of stormwater flows is
an integral part of the structural form
of the masterplan through the
retention of vegetated gullies, existing
dams and drainage swales and
additional water quality management
devices.”
Engineering solutions Logic that it is possible to
implement an engineering
solution. There is
significant work on soil
and water management
for urban lands.
EM
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Appendix 11 Analysis of Sanctuary Design
Guidelines
Text Description Key Themes
The aim of the Sanctuary Design
Guidelines is to create a unique and
coherent vision focussed at
maintaining consistency in the
character of the urban, landscape and
housing design, public and private
open spaces, streetscape themes
plus the overall ‘feel’ of Sanctuary.
Introductory statement Design Guidelines as an
authority document.
Present a particular vision
about how space should
be arranged. If critical
importance is the notion of
“consistency”.
The idea that Guidelines
are concerned with
creating an “overall feel” –
it is intended that there are
experience elements.
The following design elements are
fundamental to the design of all
homes within Sanctuary:
• Modest overall scale
• Simple built form
• Sited within the landscape
• Addressing the street
• Simple and minimal roof design
• Pitched, gable or hipped roof
• Front, side or surrounding verandah
• External materials – timber, face
brick, rendered or bagged masonry
Building design
“Primary Design elements”
There are different levels
of importance of how
buildings should be
designed. Some things
are fundamental, some
are important and other
need to be considered.
Through new concepts
The following design elements are
important to the design of all homes
within Sanctuary:
• Verandah articulation
• Chimney (optional)
• Timber porches, awnings and solar
control elements
• Timber and metal screening
elements
• Eaves overhangs
“Secondary design elements”
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The following design elements are to
be considered
and incorporated into the design of all
homes
within Sanctuary:
• Timber articulation to gable ends
• Timber or weatherboard wall
cladding
• Timber or metal balustrading
• Timber or metal screens
• Articulated entry features (at a scale
related to the streetscape)
“Tertiary design elements”
Design Features The Design Guidelines
using diagrams and
photographs with ticks
and crosses establish the
designs that are
appropriate and
inappropriate.
• A minimum 1.5 metre deep front
verandah or pergola element is
required to all houses;
• Verandah or pergola must be a
minimum of 25% of the front facade.
Design Features Numerical standards
These reflect the spatial
practices about the
appropriate way buildings
should be incorporated
into the landscape.
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Appendix 12 Summary of Interviews with
Sanctuary Residents
Laura – has lived at Sanctuary estate for three years. Laura is a single female with parents who
live in Newcastle. She is employed as a specialist education teacher and travels around to
different schools in the region. Thus Sanctuary is centrally located in relation to her particular
lifestyle.
Mark – is a retired building engineer who had worked in various capacities in the building
industry, as well as having involvement in the development of Australian Standards. He had
purchased land in Sanctuary two years ago, however had difficulty in selling his house in Lake
Macquarie. He has been renting in Sanctuary for six months while his own house is being built.
They chose Sanctuary because it was close to his wife’s parents.
Sean – is currently employed in the housing industry as an advisor to home owners and
builders. Sean is also studying at university. Sean and his partner have lived in Sanctuary estate
for three years.
Table 6.1 Summary of Resident Interviews
Descriptive
Theme
Laura Sean Mark
Attractive
Aspects or
Features
 Found by
accident while
looking at
another estate
 Liked the look
of the houses.
 Seemed tidy
 New village
 Proximity to
employment
 Background of
the developer
 Quality of housing
products
 Quality of the
estate
 Incorporation of
range of
environmental
features
 Use of design
guidelines
 Close to family
and services
 Liked the concept
of Landcom
 Liked the layout
Sales/Marketing
Aspects
 First home-
owners grant
made
 Salesperson was
very
knowledgeable
 Professionalism
of the sales
people
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purchase
feasible
 Ability to put a
block of land
aside for a small
deposit
 Answered all our
questions
 Allowed for
delayed
settlement.
Meeting
expectations
 Nice home
 Great
neighbours
 Nice and quiet
 Poor roads
 Bad
experience
dealing with
Landcom
 Many of the
design
restrictions no
longer enforced.
 Low commuting
time to work
 Big developers
like Landcom are
more reliable
 Connection to
nature
 Lack of
adherence to
design guidelines.
Community
Formation
 Only been to
one event
 Get to know
neighbours
 People look
out for each
other
 Neighbourhood
group
 Sports day
 Christmas carols
 Easter egg hunt
 Facebook
 Trying to
establish a
community
garden
 Involvement of
Landcom is
important.
 Open air film
nights
 Local committees
Environmental-
Living
 Don’t know
much about it
 It was not my
choice it just
came with the
package
 Water bills are
much lower
 Lot orientation is
poor – solar
access not good
 Cost savings
 Layout of houses
around natural
features
 Planting of natives
trees
Design
Guidelines
 Helps keep
the estate
looking good
 Important
 Add value
 Know what to
expect
 Sets a minimum
standard
 Important to get
the design right
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 Landcom
approach
mostly good.
 A bit over the
top
 People knew
about Design
requirement
before they
purchased
 No longer
enforced by
Landcom
then the social
dynamics will
emerge.
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Appendix 13 Principles of Ecological
Sustainable Development
What is ecologically sustainable development?
Ecologically Sustainable Development (ESD) represents one of the greatest challenges facing
Australia's governments, industry, business and community in the coming years. While there
is no universally accepted definition of ESD, in 1990 the Commonwealth Government
suggested the following definition for ESD in Australia:
 'using, conserving and enhancing the community's resources so that ecological
processes, on which life depends, are maintained, and the total quality of life, now and
in the future, can be increased'.
Put more simply, ESD is development which aims to meet the needs of Australians today, while
conserving our ecosystems for the benefit of future generations. To do this, we need to develop
ways of using those environmental resources which form the basis of our economy in a way
which maintains and, where possible, improves their range, variety and quality. At the same
time we need to utilise those resources to develop industry and generate employment.
By developing this Strategy, we have demonstrated our belief that a coordinated approach to
ESD is required. There are many reasons for this, including the need to look at management of
Australia's ecological and economic resources on a regional, national and international basis,
and the significance of potential threats to our environment and economy if we do not take
action.
Governments recognise that there is no identifiable point where we can say we have achieved
ESD. Some key changes to the way we think, act and make decisions, however, will help ensure
Australia's economic development is ecologically sustainable. There are two main features
which distinguish an ecologically sustainable approach to development:
 we need to consider, in an integrated way, the wider economic, social and
environmental implications of our decisions and actions for Australia, the international
community and the biosphere; and
 we need to take a long-term rather than short-term view when taking those decisions
and actions.
By following an ecologically sustainable path of development, we should be able to reduce the
likelihood of serious environmental impacts arising from our economic activity. The number
of divisive and damaging confrontations which have characterised some of our development
projects should also decrease. More practically, ESD will mean changes to our patterns of
resource use, including improvements in the quality of our air, land and water, and in the
development of new, environmentally friendly products and processes.
Australia's goal, core objectives and guiding principles for the Strategy
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The Goal is:
Development that improves the total quality of life, both now and in the future, in a way that
maintains the ecological processes on which life depends.
The Core Objectives are:
 to enhance individual and community well-being and welfare by following a path of
economic development that safeguards the welfare of future generations
 to provide for equity within and between generations
 to protect biological diversity and maintain essential ecological processes and life-
support systems
The Guiding Principles are:
 decision making processes should effectively integrate both long and short-term
economic, environmental, social and equity considerations
 where there are threats of serious or irreversible environmental damage, lack of full
scientific certainty should not be used as a reason for postponing measures to prevent
environmental degradation
 the global dimension of environmental impacts of actions and policies should be
recognised and considered
 the need to develop a strong, growing and diversified economy which can enhance the
capacity for environmental protection should be recognised
 the need to maintain and enhance international competitiveness in an environmentally
sound manner should be recognised
 cost effective and flexible policy instruments should be adopted, such as improved
valuation, pricing and incentive mechanisms
 decisions and actions should provide for broad community involvement on issues
which affect them
These guiding principles and core objectives need to be considered as a package. No objective
or principle should predominate over the others. A balanced approach is required that takes
into account all these objectives and principles to pursue the goal of ESD.
(Source: Council of Australian Governments, 1992 National Strategy for Ecological Sustainable Development,
Available at: www.environment.gov.au/about-us/esd/.../national-esd-strategy-part1 [Accessed: 6 September 2015])
